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office block system. 


From the Golden Triangle on Jalan Jenderal Sudirman in Jakarta 
comes the most prestigious new office building - MENARA SAHID. 

The extraordinary thing is that it can be owned through STRATA 
TITLE. "ate 

MENARA SAHID is the only office building in the six hectare SAHID 
CITY SUPER BLOCK, joining the Sahid Jaya Hotel and Tower and Sahid 
Palace Executive Apartments. 5 

For parking, you won't have a problem because this office building 
has a vast parking lot (capacity 600 cars). Various restaurants and promi- 
nent shops increase the prestige of MENARA SAHID. : 


The architectural design was created by leading professionals in the 


field. The elegance of MENARA SAHID is readily apparent. 
That style matches well with tasteful people. | 
Here are some other special features: 7 office corners on every floor 


mf an emergency generator for electrical outages # 10 visitor _ 


ae 


elevators & a sophisticated security system @ the artis- 


tically designed triangular roof @ uses the integrated 


These are just some of the many special fea- 
tures of MENARA SAHID and all of them can be 


yours. 


Through Strata Title, You can now own a prestigious office in the Sahid City Super Block 
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Letter from the Editor 


New Urban Centers and 
Indonesia's Future _ 


The challenge of housing Indonesia’s nearly 200 million inhabitants is one 
the government is meeting with the help of private developers. Private develop- 
ers are now building new urban centers strategically located near Jakarta, 
Surabaya and elsewhere in Indonesia. Typically, these huge developments will 
have all infrastructures and facilities built by the developer. 

Whether called urban centers, new towns, urban developments, or satellite 


_ cities, the number and type of these developments has steadily increased, par- 


ticularly near Jakarta. We at Indonesia Property Report feel it is time for an ex- 
tensive study of these developments. Thus, this special issue of IPR you are now 
reading. 

These new large-scale developments offer a large variety of housing types 
and styles to consumers, as well as a staggering array of facilities, either in 
place, or to-be-built. The buyer can even choose a lifestyle of his choice - living 
at a development which emphasizes a resort lifestyle, artistic nuances, nearby 
industrial or commercial workplaces, hilltop retreats, or bustling new cities. In 
each case developers provide infrastructure and facilities in keeping with the 
philosophy, or theme of the project. 

In any case, one must say that the ability of consumers to have choices is a 
good thing for business and society. Those projects which are reliable, trustwor- 
thy, and have a good plan will succeed. Those which fall short will not be so 
successful. 

In this issue of Indonesia Property Report, we are profiling these ambi- 
tious, large-scale projects. The problems and prospects of these developments 
are discussed. In the end, the reader, whether investor, end-user, property 
player, expatriate, or curious foreign businessman, can decide for himself which 
project(s) is(are) the best, and which would be good place(s) to invest in and/or 
live. 

One thing is certain. These urban centers are a big part of the future of In- 
donesia. New, well-planned urban centers can relieve pressure on the big city 
and provide a fine lifestyle for millions of citizens. 

There are many opportunities to find sound investments in this real estate 
phenomenon, while still at its early stage of development here. 

We are sincerely thankful to be able to provide this information to all of 
you, and will continue to strive to bring you the latest data and information on 
the real estate business here in Indonesia. 


Very Truly Yours, 


eae 


. Antony Zeidra Abidin 
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NEWS AND TRENDS 


AND INFRASTRUC.- | 
TURE 
REPORT 


PT Procon Indah (PI), in associa- 
tion with Jones Lang Wooton, has in- 
troduced their new Jakarta Property 
Map, and also their first infrastruc- 
| ture impact series report: ‘Jakarta’s 
new infrastructure’. | 

The map includes the location of 
major residential estates in the 
greater Jakarta Metropolitan Area 


(Jabotabek), the location of major 
shopping centers, apartment com- 
plexes, and condominium complexes in 
Jakarta. 

Craig Williams, senior technical 
advisor to Procon Indah, noted the 
concentrated development on and 
around Jalan Sudirman. During 1990- 
| 1994: the period when the effect of 
banking & capital market deregula- 
tion was realized in the office sector, 
46% (approximately 450,000 sqm) of 
total new office space in the CBD was 
built along Jalan Sudirman. This 
_ trend will continue throughout 1995- 
1998, when 50% of total office space 
under construction will be located 
_ along that increasingly crowded road. 
The map also shows new super- 
| block developments in the Jakarta 
CBD; such as Grand Kuningan and 
Kuningan Persada. This concept en- 
courages integrated mix-use develop- 
ment in the form of superblocks. Most 


— ous 


currently proposed superblocks in- 
volve the construction of office, retail, 
hotel and vertical residential 
developments. 

While Bayu Utomo, head of re- 
search at Procon Indah, explained 
that the report of new infrastructure 
provides an overview of the numer- 
important infrastructure 
projects which have been proposed 


and/or developed in the greater 
Jakarta area. It reviews the steps 
taken by the government in resolving 
_ the present and future needs of inte- 


grated urban development and as- 
sesses the effects of infrastructure 
projects on the local and regional 
traffic, economy, as well as the prop- 


| erty market. 


For example, Jakarta’s outer 
ring road and harbor toll road, which 
are presently under construction, 
will significantly alter traffic pat- 
terns around the city. Direct linkages 
from these toll roads to Botabek’s re- 
gional toll roads will help divert re- 
gional traffic from the inner city. 
This will consequently relieve traffic 
congestion in the city center and help 
the decentralization of residential 
and commercial activities toward the 
fringes of Jakarta. The toll roads will 
support the growth of industrial es- 
tates in the Tangerang and Bekasi 
regions, as they provide direct link- 
ages for industrial transport to 
Tanjung Priok Seaport and 
Soekarno-Hatta International Air- 
port. 


ou 


eRAAS 


at | 


INFRASTRUCTURE 
High Targets 


Demands for infrastructural fa- 
cilities have become critical for the con- 
tinued growth of Indonesia. According 
to BAPPENAS, in the Pelita VI period 
more than US$ 50.5 billion has been 
allocated by the government for 
infrastructural development. The 
Telecommunication sub-sector will ab- 
sorb more than US$ 6 billion in order to 
accompish its mission. Electrical de- 
velopment will take US$ 25 billion. De- 
velopment for 10,000 kilometers of new 
roads, including new toll roads, will re- 
quire around US$ 13 billion. Clean wa- 
ter projects will take another US$ 7.8 
billion. | 

The Minister of Transportation, | 
Haryanto Dhanutirto, stated that 
there are many opportunities for the 
private sector to join the government in 
the development of land-sea-air trans- 
portation development. “We have an 
inventory of 126 projects whose 
development can be offered to private 
companies. Of these, 74 have already 
received commitments from the private 
sector,” Dhanutirto said. “Another 52 
projects are still open, including the 
development of container ports in 
Cirebon and Palembang, and inte- 
grated terminals in Bandung, 
Surabaya and Belawan.” 

Land transportation projects in- 
clude the development of railway facili- 
ties in East Kalimantan, Sumatra and 
Sulawesi. In air transportation, the 

' government plans to relo- 
cate airports in Lombok, 
Medan, and Samarinda. | 
There are also refurbish- 
ment projects for airports 


in Manado, Ambon, | 
Ujung Pandang, 
Surabaya, Surakarta, 


Semarang and Bandung. 
According to the 
Minister of Transporta- | 
tion, Haryanto 
Danutirto, there are 22 
projects valued at more 
than US$ 2.4 billion, and 
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NEWS AND TRENDS | | 


21 projects of US$ 204 million on the 
drawing board. 


Toll roads 


The recent development of the 
toll roads has had a great impact in 
the growing business of real estate in 
Indonesia. According to data released 
by Pusat Data Properti Indonesia, 16 
new housing settlements along the 
Jagorawi toll roads, and 14 along the 
Jakarta-Merak toll road have been de- 
veloped. The need for toll roads is very 
urgent. Data shows that as of 1994 
toll roads generate as much as US$ 
225 million from 338 million car trips. 
In the last 5 years, a steady 27% in- 
crease in income from toll roads was 
recorded. 

According to PT Jasa Marga, the 
development of new toll roads is still 
far behind the capacity to absorb the 
rapidly increasing traffic flow. To 
solve this problem, the development of 
toll roads will be increased. An ambi- 
tious target was set: 1,800 kilometers 
of toll roads should be present in Indo- 
nesia by the year 2000. Most of these 
new toll roads will be developed on 
Java Island, along the 4 main arteries 
of Nagreg-Ciamis-Cilacap, Losari- 
Bumiayu-Cilacap, Demak-Rembang- 
Tuban, and Ngawi-Babat. To lessen 
the burden of bearing the enormous 
capital needed to finance these 
projects, the private sector will be al- 
lowed greater involvement. 


Telecommuni- 
cations 


With only a 2% growth rate, the 
development of telecommunications in 
Indonesia is far behind Singapore 
(48%), Malaysia (12.5%), and even 
Thailand (3.8%). 

To overcome this shortcoming, 
the government has announced an 
lofty target for telecommunication de- 
velopment: 8 million telephone lines 
in the next five years. This target is 
twice that of the last target period, 
which ended in 1994. 


Railways 

Railways have been called the 
best choice for mass transportation in 
the future. Unfortunately the role of 
PERUMKA, the State owned railway 
company, shows a disheartening 
record during the PELITA V period: 
only 4.84% and 3.84% of the total 
number of passengers and goods 
transported respectively. Concerned 
with this fact, the Chairman of 
PERUMKA, Sumino Eko Saputro, re- 
cently vowed to fulfill PERUMKA’s 
target of 12% of people transported 
and 6% of goods transported in the 
Pelita VI period. 

To achieve this target, 
PERUMKA plans to develop better 
train and railway facilities. Perumka 
recently made a trial run of the JS- 
950, an express train capable of travel- 
ing from Jakarta to Surabaya in just 9 
hours, as well as the JB-250, which 
can go from Jakarta to Bandung in 
just 2 hours. The 2,000 horsepower 
locomotives of these express trains 
were supplied by General Electric, and 
from the 27 ordered, 12 have been de- 
livered as of mid-July 1996. The train 
coaches are manufactured domeati- 
cally by the State owned company, PT 
Inka. Meanwhile, railway facilities at 
the Tanjung Priok terminal will be ex- 
panded, A new passenger route will be 
added, connecting Jakarta and 
Banjarnegara (Central Java). A rail- 
way container transport system will 
be also added, linking Pasoso railway 
terminal, one kilometer from the 
Tanjung Priok 
harbor, to 
Surabaya. The 
only available 
routes at 
present mainly 
for the trans- 
port of freight 
run from 
Gedebage in 
Bandung to 
Pasoso railway 
terminal. 
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HOTELS NEAR 
JAKARTA 


A Slice of a 
Small Pie 


The recent growth of the tourism 
sector, combined with the strong rate 
of satellite city development around 
Jakarta, has lured entrepreneurs to 
try their luck in the hotel business. Ac- 
cording to Ponco Sutowo of the Indone- 
sian Hotels and Restaurants Associa- 
tion, business prospects in this sector 
are still promising. Pusat Data 
Properti Indonesia revealed that 45 
new hotels will be developed in 1995, 
and another 18 hotels in 1996. But 
Ponco, owner of the Hilton Hotel of In- 
donesia, also warned that the recent 
climate is not good for 5-star hotels. 
This warning has not deterred devel- 
opers. They have developed 5-star ho- 
tels; such as the Century International 
Hotel in Lippo karawaci (Tangerang), 
Sahid-Lippo Hotel in Lippo Cikarang, 
Ibis Hotel in Cikarang, and Horison 
Hotel in Bekasi. 

There are two promising locations 
for hotels in Botabek: The Tanggerang 
and Bekasi area. Both places are po- 
tential urban centers, and potential 
living areas for middle to high income 
technicians and consultants who work 
in nearby industrial estates. Accord- 
ing to Colliers Jardine research con- 
sultant Cheah Siok He, prospects for 
hotels in Bekasi are better than 


Tanggerang, because more industrial 
estates lie there. 

In the Bekasi, Cikarang, 
_ Karawang area, approximately 2,000 
_ expatriates work in industrial es- 
_ tates. Within a one year operating pe- 
riod, the occupancy rate of the Hori- 
_ zon Bekasi Hotel has reached 60%, 
_ even though the grand opening offi- 
cially be in October, 1995. According 
~ to Alexander Wenas, CEO of this four- 
star 111 bedroom hotel, almost 90% of 
the occupants are expatriates staying 
for as long as one week each person. 

Another successful occupancy 
rate was experienced by the Sahid 
Lippo Cikarang Hotel. This 4-star 
112 room, US$ 15 million hotel, 
owned jointly by the Sahid Group and 
the Lippo Group, recorded a more 
than 50% occupancy 


_ rate. Amir 
_ Syarifuddin, the GM 
of Sahid Lippo 


_ Cikarang Hotel, opti- 
_ mistically targeted a 
70% occupancy rate 
in coming years. 
“Most of our cuests 
_ are expats from the 
States, European 
- countries, Japan and 
Korea. Others are 
tourists from 
Hongkong and Tai- 
wan. Since the de- 
mand is so high, we 
are going to further 
expand our hotel to a 250 room capac- 
ity in the coming 3 years.” 

While others build 4-star hotels, 
the Lippo Group has taken the bold 
step of building the 5-star Imperial 
Century Hotel and _ Resort 
Karawaci (Tanggerang). Lippo is very 
optimistic that its US$ 65 million, 152 
bedroom International Hotel will be- 
come another potent money maker. 

Near the Bogor area a consor- 
tium of Bambang Trihatmodjo Group, 
Lippo Group, Artha Group and 
Cahyadi Kumala Group has invested 
~ around US$ 50 million for the Royal 
| Sentul Highland hotel and resort, a 
- new town development with resort 


in 


features. 


NEWS AND TRENDS 


REGULATION 


New regulation for 
pre-project 
transactions 


The recent questionable practice 


by some developers to sell on-the- 
_ drawing-board horizontal settlements 


_ has given rise to the cheating of buy- 
_ ers. Some bad developers have broken 
_ the law, disappearing after receiving 
| payment from prospective buyers for 
_ their fake housing projects. This trag- 
| edy has happened not only in the 
_ Jabotabek and Surabaya areas, but 
_ across Java island to Pakanbaru. The 
' most famous of such scandals are the 


Cibitung and Cisoka cases, where 
hundreds of buyers fell victim to this 


scam. 


To help buyers and make sellers 


_ abide the law, a new regulation con- 


cerning the selling and buying of un- 


_ finished property products has been 


issued by the government. This Regu- 
lation — 09/KPTS/M/1995, from the 


_ Ministry of Public Housing, specifi- 
_ cally defines the responsibilities of 
and guarantees given by developers, 
_ and the responsibilities of buyers. 


According to this Regulation, de- 


_ velopers are prohibited from selling or 


making any transaction before they 


| own important permits: including the 
_ Building Permit from local govern- 


| ment, the location permit from local 


Agrarian Officials, and the SIPPT for 
settlement developed around the 
Jakarta area. Furthermore, devel- 
opers should give guarantee that the 
mentioned property product(s) will be 
fully owned by the buyers, and not in- 
volve disputes with third parties, be 
clear of any kind of collateral confisca- 
tion threat, and free buyers from any 
legal accusation over the property in 
the future. 

Developers should build and fin- 
ish the mentioned house unit(s) in ac- 
cordance to the agreed architectural 
and drawing specifications within the 
agreed construction time. The finish- 
ing details and delivery time should be 
within the agreed period. Should there 
is a delay in deliverance, the developer 

is liable for payment of 2 thousandths 
of the total land and construction 
price each day, to be paid fully and at 
once to the buyer. After the transac- 
tion is formally completed in front of 
the notary, the developer has to regis- 
ter the sold property product(s) - land 
and construction on the land - to the 
Ministry of Agraria. Should the de- 
veloper not carry out this responsibil- 
ity, the buyers have the right to regis- 
ter the mentioned land and construc- 
tion to the Ministry of Agraria. 
Buyers also have responsibili- 
ties. The buyer should pay fully the 
amount for land and construction, 
taxes and other liabilities arising 
from the transaction, according to the 
agreed terms of payment. Should the 
buyer neglect to carry on his 
responsibilities, he is liable against 


payment of 2 thousandths of total | 
over-due installments for every one | 


day of negligence. 


Before the formal transaction is | 


signed in front of the notary, neither | 
the developer nor the buyer has the © 


right to transfer the land and con- 


struction to a third party. After this 
formal process of transaction, the de- _ 


velopers still has the responsibility to | 


give a 100 day guarantee period | 
against any damage to the construc- | 
tion as clearly specified in the archi- | 


tectural drawings. 
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Continuing the 
radition of Excellence to Serve 
Indonesia Better 


Office Sector Residential Sector 


Retail Sector Hotel Sector 


The tradition of PT Duta Anggada Realty can be traced back 
more than twenty years with professional management and 
a broad range of diversified development and investment 
properties in offices, retail, residential and hotels. Built on a 
foundation of excellence, quality and trust will remain as the 


main pillars of PT Duta Anggada Realty tradition. 


For more information, please call or fax us at: 


Pt Duta Anggada Realty 
Chase Plaza Tower, Lt 21 
Ji Jend Sudirman, Kav 21 
Jakarta 12910, Indonesia 
Telephone No.: 520 - 8000 
Facsimile: 520-8100 
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akarta isa great, 
world-class city, but 
has problems similar 
to other huge, growing 
cities, It has areas of 
sprawl. Itis crowded, 
Willows and shows signs of ag- 
ing in some areas even as it grows in 
others, It would be difficult to turn 
Jakarta into a_ efficiently function- 
ing city internally. As in other great 
cities, pollution, inadequate mass 
transportation, and traffic jams are 
part of day-to-day life, It is sometimes 
a challenge to live in Jakarta. 

One of the important possible so- 
lutions to the increasing problems re- 
sulting from the tremendous growth of 
Jakarta is the development of new 


towns; both satellite cities and self- 


_ contained cities. According to existing 
| concepts, satellite cities are more 
geared toward providing housing and 
supporting facilities, while the self- 
contained city not only provides hous- 
_ ing and the necessary infrastructures, 
but serves as a work place for its resi- 
dents as well. 

New Towns and Satellite Cities 
surrounding Jakarta seem to have 
grown like mushrooms during the 
rainy season. Bumi Serpong Damai, 
Kota Tigaraksa, Lippo City, Lippo Vil- 
lage, Kota Cikarang Baru, Bintaro 
Jaya, Kota Legenda, Royal Sentul 
Highlands, are only some of the new 
towns being developed 

near Jakarta. 
| New satellite and | 
| self-contained cities have 
been appearing in the 
near-to-Jakarta areas of 


10 


| Bogor, Tangerang, and Bekasi. In the 


Bekasi area, east of Jakarta, there are 
currently three new mega real estate 
developments underway - Lippo 
Cikarang (2000 ha), Cikarang Baru 
(4500 ha) and Kota Legenda (2000 
ha). Near Tangerang, west of Jakarta, 
one can find Bumi Serpong Damai 


Jl. Sudirman in central 
Jakarta. 

The city is facing tremendous 
growth challenges. 


(BSD) and Bintaro Jaya, as well as 
Kota Baru Tigaraksa, CitraRaya Kota 
Nuansa Seni, Gading Serpong, 
Modernland, Lippo Village, and Alam 
Sutera. PT Jaya Real Property, devel- 
oper of Bintaro Jaya, will built Jaya 
Garden Polis in Pondok Aren, 


Tangerang, on 1650 ha, and Salim 
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and 


work for their inhabitants, and pro- 
vide the necessary administrative and 
daily living requirements for their | 
residents. If not, they will merely be 
huge residential developments, not 
cities, 


Germany, Austria, and United States 


"in the 18th century. The lack of land in — 


these areas also created the necessity 
of constructing multi-story buildings. 

At the same time, residential ar- | 
eas at the city’s peripheries also grew 
in order to develop a healthier life- 


Prospects 


THE ROOTS OF NEW TOWN 


Group is planning to develop Teluk 
Naga (2800 ha). In Bogor - the location 
of the critically important water catch- 


ment area _ for 
Jakarta, Bogor, 
Tangerang and 


Bekasi - there is only 
one project of a huge 
scale: Royal Sentul 
Highland (Bukit 
Sentul) although 
there are other mid- 
scale projects (more 
than 200 ha) such as 
Rancamaya, Sentul 
Hill, and Raffles Vil- 
lage (Bukit 
Raflesia), Develop- 
ers are supposed to 
develop housing in 
the Bogor region 
with a Basic Build- 
ing Coefficient (ratio 
between buildings 
and land) of 1/4. 

It is hoped that 
such new towns will 
be able to support 
themselves. It may 
not be sufficient for 
such a development 
to be merely a “dor- 
mitory suburb”, 
Such New Towns 
will be complete only 
if they also provide 


The growth of new towns outside 
Jakarta somewhat parallels the 
growth of some cities in Europe and 
United States in the 18th and 19th 
century after the Industrial Revolu- 
tion, when labor intensive mass pro- 
duction was introduced, 

The Industrial Revolution caused 
people who formerly worked in their 
homes to work in factories. Laborers 
moved to live near these factories, 
which soon grew to become industrial 
areas, Those residential areas located 
around the factories became over- 
crowded and unhealthy. 

The Industrial revolution also 
saw a growth in the traffic of workers 
going to and from the factory. The re- 
sult was traffic congestion and air pol- 


lution around the area, along with. 


contaminated water from industrial 
waste and residential use. 


It is understandable that in Great 
Britain there soon was a growing con- 


sciousness about the necessity for 
housing which met basic sanitation 
standards. 

Planned residential areas were 
developed in Great Britain, and also 
began to be constructed in France, 
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DEVELOPMENT 


 gtyle, far away from the pollution of 


industrial areas. Sir Titu Salt, the 
owner of giant textile industry in En- 
gland created a new town; Saltaire, in 
1852, to provide homes for his 8000 
workers. He himself planned and de- 
signed this new town, — 

' In Germany, the Krupp family 
developed a small town in Essen for 
workers in the family’s arms industry, 

George Cadbury, owner of the fa- 
mous chocolate company, moved both 
factory and workers from Birmingham 
to Bourne-mouth. 

Similar developments occurred in 
France, Germany, Italy, and the 
United States, These new towns were 
a simple solution for the problem of 
housing for workers employed in these 
rapidly growing industrial areas. 

Reaction to the industrial revolu- 
tion also came from utopian groups. 
They decried the unhealthy, and even 
inhuman lifestyles of residents living 
in the sprawling residential areas 
near industrial parks. 

Utopians dreamed of new towns 
in which a healthier, more humane life 
would be developed. 
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JAKARTA’S NEW TOWN 


CHALLENGE 


It seems that what has happened 
in Europe and the US is not far differ- 
ent from what Jakarta has experi- 
enced. Jakarta’s rapid growth has 
caused a lot of people come to this city 
in search of jobs and a better life. 
Jakarta, capital city of the Republic of 
Indonesia, is the center of industry, 
business, services, and government. 
The population of Jakarta has been 
_ growing rapidly, and has caused many 
- difficulties. 

In response to this rapid growth 
in population, big developers have cre- 
ated and is still creating new towns, a 
concept designed to attract middle and 
upper class people to residential sites. 
These sits are advertised as more 
beautiful, less crowded, and less pol- 
luted than the city, and also provide 
work for residents. 

One wonders, however, whether 
these growing new towns will reduce 
traffic jams in Jakarta, because many 
' new town inhabitants still work in 
_ Jakarta. They have to commute be- 
tween their new town home and 
Jakarta, where the jobs which pay 
enough to support their lifestyle are. 

It is hoped that developers’ prom- 
ises that these new towns are more 
than mere “dormitory suburbs”, but 
full-fledged urban centers that provide 
all the basic needs of life for residents, 
including employment, will be kept. It 
is hoped that these new towns will be- 
come new centers for business and ser- 
vices, so that residents will 
not have to commute between 
home and Jakarta (or what- 
ever city is nearby) everyday, 
otherwise these new towns 
may increase the infrastructure de- 
mands and traffic congestion to and 
from Jakarta. 

The rapid growth of these new 
towns have brought with them prob- 
lems, such as the rapid increase of 
land prices in the surrounding area, 
social problems - such as population 


dislocation and the lack of low-income 
housing, administrative problems, cul- 
tural problems, and so on. In order to 
develop beautiful and functional new 
towns, such as mentioned in develop- 
ers’ advertisements, it is necessary to 
take into account these problems in 
the overall design of these huge new 
developments. 


According to the Presidential In-. 


struction (Inpres) No. 1383/1976, 
Botabek areas were expected to be 
reserviors for the abundant flow of 
Jakarta’s inhabitants. Since then, 
these three areas - Bogor, Tangerang 
and Bekasi - have been growing rap- 
idly. Each area has expanded demo- 
graphically, economically and socially. 


Re 


New Town Development 
A well-planned alternative to 
urban sprawl. 


| T h oe 
growth of Tangerang as a center of 
new settlement is now faster than 
Bogor and Bekasi. Bekasi used to be 
the fastest growing settlement area 
among those three cities because the 
growth of industry in Bekasi was 
faster than in Tangerang. Now many 
developers seem more interested in 


developing their housing projects in 
Tangerang. Obvious indications of 
this acceleration of housing develop- 


- ment in Tangerang can be seen from 


the big scale projects, such as self- 
contained city Bumi Serpong Damai 
(about 6000 ha), Kota Tiga Raksa 
(3000 ha), Citra Grand City (2500 ha), 
Garden City Bintaro Jaya (1700 ha), 
Lippo Village (1700 ha), Gading 
Serpong (1700 ha), Jaya Garden Polis 
(1625 ha), Modern Land (900 ha) and 
Alam Sutera (‘700 ha). 


BTANGERANG 


Based on a land area of 29,000 
ha, at least one million houses can be 
developed in Tangerang Regency. 
Once these houses have been con- 
structed, at least about 4 million 
people will inhabit this region. Land 
space for housing in the whole of 


® 


Botabek totals about 65,000 ha. This 
means that almost half of the housing 
necessities of Botabek areas can be 
meet in Tangerang, if the rather lop- 
sided ensuing infrastructural needs of 
such a development could be met. The 
new town housing presence in 
Tangerang and Bekasi has pushed 
the growth of new housing enclaves in 


eer NIE Pa 
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these regions. 


Tangerang, as part of the 


Botabek area, has a total area of | 


17,729 ha and a population of 1.17 
million people. This area is experienc- 
ing a population growth of 8.27%. This 
growth is partly caused by a high mi- 
gration rate (6.04%), along with native 
population growth (2.23%). The physi- 
cal development of Tangerang has in- 
creased rapidly. About 57% of the 
whole city has been developed. 


BSPECULATION 
IN BEKASI? 


What about development in | 


Bekasi? Housing development in this 
area started with small-type houses. 
In the last few years, however, due to 


new town influence, the orientation of | 


housing development has been di- 
rected to upper middle-income groups. 
A mega new town complex which is be- 
ing developed in Bekasi is Lippo City. 
A Group of 21 have been trying to 


clear about 5400 ha of land for the de- — 
velopment of the Cikarang Baru new © 


town. A consortium of 6 conglomerates 


have also launched a giant new town © 


project called Legend City (Kota 
Legenda). 

At present, there are at least 50 
developers who have developed 
projects in Bekasi. As of the end of 
1994, about 76,000 housing units have 
been constructed in Bekasi. Most of 
the developers in this region have only 
developed houses on small plots of 
land, i.e. between 50 ha - 200 ha. At 
the moment, local government in 
Bekasi is limiting issuing location per- 
mits for housing development, be- 
cause, according to the government’s 
evaluation, development completion 
has been very small. 

The Bekasi government is now 
investigating some developers who 
have received location permits. The 
zovernment of Bekasi regency has is- 
sued housing development permits in 
452 locations, with the total area of 


ia 


been built on 4, 127 ha, or only about 
19% of the total. 


| grows, the land which 


As of the recent past, 


It is possible that 
some developers who 
have received permis- 
sion for constructing 
houses intend to specu- 
late. If the land price 


has been cleared will be 
sold to other developers. 


the processing of these 
permits was relatively 
easy. Once the permit is 
received, speculators sit 
on the land, waiting for 
the price to increase. Of 
432 locations, only 85 lo- 
cations have been 
developed, with 
about 33,256 
housing units con- 
structed. Based 
on issued permits, at least about 
400,000 unit of houses should be con- 
structed in Bekasi. 


Complex. 


BLOW INCOME 
HOUSING IN 
BEKASI 


The policy of the Bekasi govern- 
ment is to support President 
Soeharto’s policy. Bekasi has been 
planned to be an industrial region. 
However, in the next five-year period 
Bekasi will face up some very difficult 
problems. One is low-income housing. 
At the moment, in Bekasi Regency 
there are 13 industrial areas on a total 
area of about 3000 ha with many still 
not in operation. If the whole of the in- 
dustrial area is developed and begins 
operation, it will create a large hous- 
ing need for hundreds of thousands of 
(mostly low-income) workers. 

The question is, will the develop- 
ers be able to construct houses for 
these low income workers? Where is 
the money to fund the construction of 
simple houses and very simple 
houses? Because of the low-profit rate 
for simple housing, developers are 
only been interested in constructing 


Providing a better lifestyle. 


New Town residential 


houses for middle-in- 
come and high-income 
workers. It is a fact that housing devel- 
opment in Bekasi has been directed to 
primarily middle-income people. One 


_ answer is the 1:3:6 concept, issued by 


the Ministry of Public Housing. But, 
until just recently, this concept has not 
been successful because of loopholes in 
the law. As of now, many developers 
have been setting aside areas for low- 
income housing. 


BPOLLUTION 


By the time a large percentage of 
the industrial parks in Bekasi are in 
operation, it can be imagined that both 
industrial waste and demand for water 
will be high, especially since the con- 
struction of new textile operations 
have been limited in Tangerang - due 
to Presidential policy. Developers say 
their new towns have planned for pol- 
lution problems. These new towns fea- 
ture low pollution industrial areas and 
the recycling of waste products. De- 
velopers plan that their new towns will 
be able to effectively control the pollu- 
tion of hundreds of thousands of inhab- 
itants and hundreds of hectares of in- 


dustrial parks. These developers are 
aware that middle-income people will | 
not be willing to live in a location that 
is polluted. 
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Large Scale Projects: 


A REASONABLE CHOICE 


Local government’s choice to de- 
velop big scale settlements has been 
due to the negatives of small scale de- 
velopments. First, small scale settle- 
ments have no appropriate infra- 
structural facilities, such as telephone 
connections, drainage, recreation ar- 
eas, and so forth. 

Secondly, because of limited land, 
provisions for social facilities on these 
small developments are very limited. 

Also, there is little coordination 
and cooperation between housing 
settlements, because each settlement 
tends to safeguard its own interests, 
so that city development on the bigger 
scale is not integrated, with the threat 
of urban sprawl and blight ever 
present, 

If the development of small scale 
settlements goes on unrestricted, the 
development of low-cost and very low- 
cost houses (Rumah Sederhana/ 
Rumah Sangat Sederhana) cannot be 
realized. Developers who build on a 
land area of less than 200 ha have no 
obligation to develop houses on the 
1:3:6 ratio: the government’s require- 
ment that developers build one luxury 
home, for every three middle income 
' homes and six low-income 
homes. 

There are at least two 
advantages in building large 
scale settlements. 

First, there is coordina- 
tion in new town develop- 
ments. Through big scale de- 
velopment, the face of the 
town could be more beautiful, 
better integrated, and better 
coordinated. For example, it 
will be easier for the tele- 
phone company to develop 
telephone connections for 
large scale settlement rather 
than to scatter small scale 
settlements. It will also be 
easier to develop electricity/ 
Simple Housing Under Con- 
struction. To bea part of every 


large development. 
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power connections. 

Secondly, development of low- 
cost houses and very low-cost houses 
will be required, so that there is a so- 
cial balance between development of 
luxury housing settlements, moderate 
housing and low-cost housing. With 
this pattern of development, slum ar- 
eas can be prevented. 


HOUSING AND 


If developers build low income 
housing, but choose to build it in loca- 
tions apart from new towns, this could 
create a social and economic gap. If we 
choose this kind of policy, we could 
have a segregation of society based on 
income, There could be stratified resi- 
dential zones made up of planned 
settlements for the “haves” and less 
accessible areas inhabited by the 
“have not” population. Such conditions 
do not contribute to a harmonious soci- 
ety, 


Minister of State Secretary, 
Moerdiono, said at the National Meet- 
ing of the Indonesian Real Estate As- 
sociation (Real Estate Indonesia) in 
November 1994, that development of 
such settlements could cause social 
jealousy among groups. 


GUIDANCE 


A pioneer of Indonesia’s property 
business, Ir. Ciputra, said at the Con- 
ference on Strategy of New Town De- 
velopment in Jakarta, July 1995, that 
the existence of new towns provides 
many benefits to the people, govern- 
ment, and to entrepreneurs. For the 
people, according to Mr, Ciputra, the 
existence of new towns, among other 
things, provide suitable housing for 
the entire social-economic strata of so- 
ciety. It also widens employment and 
business opportunities for people, par- 
ticularly for people who live in the sur- 
rounding areas, 

For the government, the acquisi- 
tion of infrastructural facilities, such 
as roads, bridges, electricity, fresh wa- 
ter, telephones and so forth could be 
built by developers in cooperation with 
the government, In addition, with the 
existence of new towns, the govern: 
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ment would receive additional revenue 
from taxes from residents. 

Even though there are idealistic 
views about new towns, there are still 
some concerns about them. According 
to some experts, new town develop- 
ment in Indonesia has been going on 
without any definite guidance. There 
is an impression that it goes on in the 
middle of an indefinite General Struc- 
ture Plan (Rencana Umum Tata 
Ruang-RUTR), both regionally and lo- 
cally, 

There are also administrative 
problems, such as procedures to re- 
ceive location permits on large areas of 
land, and how to get clearance to de- 
velop that location. 

The Chairman of REI, Mr. 
Enggartiasto Lukito, raised the prob- 
lem of the cloudiness of RUTR. Many 
developers of new towns have experi- 
enced difficulty in getting RUTR from 
the government. It is probable that 
the local government itself has no 
RUTR on several areas in West Java. 
In addition, there are many overlap- 
ping RUTRs. 

For example, according to RUTR 
some locations are designed for hous- 
ing settlements. In the field, however, 
there are rice paddy fields with irriga- 
tion in those locations. Developers are 
prohibited from developing on those 
kinds of areas. 

Another problem, according to 
Mr. Moh. S. Hidayat, Chief Director of 


PT Putra Alvita Pratama (which is de- | 


veloping Legend City 
in Bekasi), there is 
no autonomic board 
designated to arrange new town devel- 
opment. This kind of institution is 
very important to design and coordi- 
nate area development in accordance 
with regional development planning. 
Ideally, according to Mr. Hidayat, this 
institution should be independent and 
bring in the private sector, so that 
problems of planning and permits 
could be solved under one roof. 

With the existence of a New 
Town Development Board (Badan 
Otorita Kota Baru), large scale devel- 
opment plans could be better coordi- 
nated and able to break through bu- 
reaucracy. 

In addition, new town develop- 
ment planning should coordinate with 
the National Development Planning 
Board and Regional Development 
Planning Board to make the process go 
smoothly. Chief Director PT LIPPO 
City Development, Mr. Herman 
Latief, is of the opinion that, in order 
to attract private participation in the 
development process, it is necessary 
to have a concept of JABOTABEK de- 
velopment which is more open and 
clear. 

From social economic perspective, 
DR. Paulus Wirutomo, Lecturer at the 
Faculty of Social and Political Sci- 
ences, University of Indonesia, raised 
some problems connected with new 
town development. First, most new 
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middle-class. 


towns still function as supporter cit- 
ies, dependent on the local city (like 
Jakarta). 

Secondly, in certain areas they 
develop rapidly, potentially attracting 
large numbers of migrants. 

Third, they have the potential of 


becoming a Mega City, which in the | 


end, creates the typical social prob- | 


lems of such urban centers. 


Fourth, development is domi- | 


nated by private companies with an 

inner service orientation, which brings 
about a gap with outside society. 

Fifth, Local government tends to 

be unable to anticipate 


| Residential Units onaNew PBURSORO OU .eC hae: 
| Town Site. Future home of 
Indonesia’s growing 


such areas. 

Sixth, its planning 
is dominated by the pri- 
vate sector rather than 
by local government, society, or even a 
local peoples’ representative. This 
could cause a dualism of power. 

Seventh, there are not enough le- 
gal arrangements to cover the opera- 
tion. 

Apart from that, Dr. Wirutomo 
hoped that the creation of new towns 
will not create new social problems, 
such as those concerning indigenous 
people who have been removed from 
their traditional land area. 

The Minister of Housing, Akbar 
Tandjung, has stated that new town 
development should take into account 
nation and character building and na- 
tional culture. Cooperation and har- 
mony among inhabitants are very im- 
portant. In order to promote such ide- 
als, the concept of balanced develop- 
ment (1:3:6) cannot be bargained. 

New Town development is a new 
trend in Indonesia. It is very innova- 
tive and inspirational. It also intro- 
duces ideal city concepts and cosmo- 
politan ideas. It can become an ex- 
ample for the old city. It also acceler- 
ates the development of cities and has 
the potential to become a tool to help 
government achieve city development 
plans. 

It is hoped these New Towns will 
create harmony among citizens, both 
the “Haves” and the “Have Nots”. 


n the last ten years, thefast 
growth of Indonesia has 
seen the particularly fast 
growth of cities. Seven __ 
cities with at least one mil 
lion inhabitants exist: _ 
Jakarta,Semarang, 
Surabaya,Medan,Bandung, 
Palembang and Ujung Pandang. These 
cities function as economic centers, 
centers of government administration, 
and also as centers of culture and tour- 
ism. Hence, this trend of urban 
growth attracts large scale domestic 
and foreign capital investors, and 
drives migration to the cities. 

Cities which have at least 10,000 
inhabitants are increasing. In 1971, 
Indonesia had 298 such cities. This 
number increased to 833 in 1990. Ac- 
cording to the 1990 Census report, 
30.91% of Indonesians live in cities. 
This migration was estimated to reach 
38.35% by 2000 and 57.22% by 2025. 

Cities’ inhabitants grew approxi- 
mately 5.5% per year during the pe- 
riod 1980-1990; from 30.6 million to 
55.4 million inhabitants, and reached 
64 million inhabitants in 1994. In con- 
trast, the rural growth rate is only 
0.8% per year, compared to 1.97% na- 
tional growth rate per year. It can be 
concluded that there is a substantial 
migration to the cities, as recently 


Ss 


Residential Housing. 
Build them and they 
will come. 


stated in a seminar by Budhy Tjahjati 
S. Soegijoko, Assistant to the State 
Minister of PPN, head of Bappenas in 


Baru Depok). During 1974-1985, | public trans- 


the field community improvement and 
integrity in development. 

One problem arising from this 
trend is the concentration of develop- 
ment in a few areas. Furthermore, 
small cities growing around core cities 
are not truely self-contained, and do 
not provide jobs for theeir inhabitants. 
_ These small cities are still dependent 
on the core city. One example is the 
development of Depok New City (Kota 
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Depok New City provided jobs for 
36.9% of resident workers. The rest 
(63.1%) work in Jakarta. The same 
goes for Bekasi. Almost 70% of the in- 
habitants who live in large scale resi- 
dential areas there work in Jakarta. 
This fact makes big problems for 
main core cities. Traffic flow to and 
from the core city increases, especially 
during peak hours. Secondly, the effi- 
ciency of public convieniences, such as 


portation, 
parking, drinking water, electricity, 
energy, garbage management, etc. de- 
creases. This situation adds more ser- 
vice responsibility to the main core 
city, which has to fulfill its local com- 
munity needs, and at the same time 
fulfill the needs of the communities 
around it. This problem needs to be 
addressed, otherwise the core city’s 
quality will experience greater pov-_ 
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erty, pollution, traffic jams, and inef- 
ficiency. 

The management of cities with 
surrounding satellites becomes com- 
plex. Improved coordination and inte- 
gration of developments between the 
core city and the small towns around 
it becomes necessary. Hopefully, this 
coordination and integration will lead 
to the development and growth of ur- 
ban areas that are physically and eco- 
nomically balanced, with a mutually 
benificial interrelationship between 
core city and nearby towns. 

As an example or guide for the 
development of New Towns in Indo- 
nesia, the development of New Towns 
in France was taken as a comparative 
study. In 1964, the government of 
France started to build nine New 
Towns (five were built around Paris). 
During those New Towns’ develop- 
ment, eight cities developed success- 
fully, only one was less successful. 

There are several unique and in- 
teresting characteristics of the devel- 
opment of New Towns in France. 
First, an interrelationship and coop- 
eration between the government and 
private enterpreneurs existed. Integ- 
rity and creativity of the central gov- 
ernment and decentralized manage- 
ment by the regional government was 
in place. The government policy on 
these new cities followed a plan to 
make them genuine urban centers 
with room for future growth. They 
were planned to be part of a long-term 
development strategy. 

These New Towns in France 
were not designed to be satellite cities 
or independent cities, but to be sec- 
ondary cities; acting as urban centers 
in a greater metropolitan region, 
based on a long term growth policy. 
These cities were located on a trans- 
portation system network, making 
them accessibile to the greater eco- 
nomic, recreational , and other social 
services including education in the re- 
zion. Thus, these new cities were lo- 
cated near a developed urban area, 
ieveloping a synergystic relationship 
with the region. 

The new cities of France were not 
iesigned to by themselves solve the 


T O 


problems of providing complete ser- 
vices, but instead were designed to 
distribute public conveniences/ser- 
vices and to stimulate the overall ur- 
ban area. For that purpose, a funding 
policy and long term investment pro- 
gram under the government control, 
along with a controlled land utiliza- 
tion policy was necessary. These 
stimulated the development of public 
facilities and infrastructures. This 
was necessary to control the future 
developement of the area (approxi- 
mately one half as large as the area of 
Paris). 

Funds from land sales were in- 
vested again on the new cities develop- 
ment, and was managed by a semi-pri- 
vate public development corporation. 
This institute’s authority was limited 
to planning, purchasing and site de- 
velopment, and also development of 
public conveniences and facilities, in 
cooperation with the relevant govern- 
ment institutions. 

Hence, the necessity of a balance 
between the private sector and gov- 
ernment is obvious. The new towns 
could neither have been built by civil 
servants sitting in their offices nor by 
short-term oriented businessmen. 

In terms of the development of 
New Towns in Indonesia, those which 
have been built as a response to inha- 
bitant’s needs and growth. It was 
hoped that the new Towns could de- 
crease the pressure usually found in 
big cities, by holding back urbaniza- 
tion to core cities and avoiding sprawl. 

The policy on large scale settle- 
ments’ development known as new 
Towns emphasize the development of 
new settlements in an area which is 
not only to provide housing lacking in 
big cities, but also to develop new 
growth centers with an environmental 
perspective, relying on a national 
plan. 

If the development of New Towns 
in Indonesia is examined, according to 
one study, the development of new 
modern cities in Indonesia have differ- 
ent goals and motivations from one 
generation to another. 

There are three generations of 
New Towns in Indonesia. The first 
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generation was built during the colo- 
nial period before World War II. The 
motivations for building new cities 
then was related to the needs of the co- 
lonial government for centers of trade 
and plantation administration, and 
also for comfortable settlements for 
Europeans in general and the Dutch in 
particular. Usually the development 
of these cities were based on Thomas 
Karsten’s city plan, as seen in the 
Menteng area in Jakarta, West Ban- 
dung in West Java, and Kota Baru in 
Yogyakarta. 

The second generation was built | 
and developed during the early period | 
of independence between the 1950’s 
and 1960’s. The motivation in building 
the second generation of developments 
was based on the needs of government 
administrative centers, with satellite 
towns or large scale developments 
within cities to solve the problem of 
residential shortages. Some examples 
are Kebayoran Baru in Jakarta (1949/ 
1950), Banjar Baru in South Kali- 
mantan(1954), and Palangkaraya in 
Central Kalimantan (1955). 

The the third generation of new 
cities were begun in the 1980’s. The 
idea of developing new, small cities in 
the Jakarta metropolitant area in par- 
ticular, was initiated at the end of 
1950’s by Kenneth Watts. In 1973, the 
idea of developing in the Jakarta- 
Bogor-Tangerang-Bekasi area (called 
Botabek) was initiated. Three basic 
principals in Jakarta metropolitan 
area development strategy were: to de- 
velop new centers in the undeveloped | 
hinterlands of the Jakarta metropoli- 
tan area, to restrain the fast growth of 
small towns in the metropolitan area, 
and to restructure the growth in big 
cities to several new centers both in- 
side or outside the core city. These 
new center were to be provided with 
infrastructures and facilities. 

Recently, the national strategy for 
area planning and system develop- 
ment has been completed and has been 
established in the National Program 
on Area Planning (Rencana Tata 
Ruang Wilayah nasional/RTRWN); a | 
manual descibing national develop- 
ment investment direction and devel- 
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opment planning. 
Components of RTRWN are men- 
tioned below: 


Mi Strategy for conserva- 
tion of protected areas 


Developing and managing natural 
resources and environmental con- 
servation. The areas protected 
are: | 


Designated forests and water 
absorpsion areas. 

Local protected areas, such as ar- 
eas parallel to a coast, river, areas 


around a lake/basin, and areas around » 


a spring. 

Sanctuarys and cultural pre- 
serves, including National Parks, 
Forest Parks, Nature Touring Parks, 
and also Culture Knowledge preserva- 
tion areas. 


MStrategy for devel- 
oping cultivation 
areas 


Development for non-protected 
areas, allowed to be used for cultiva- 
tion, industry, agriculture, planta- 
tions, forestry, tourism, trading, 
settlements and supporting areas. 


Special areas are areas deter- 
mined to have a strategic value, which 
have a prioritized area planning. 
These areas include: 


_) Fast growing areas 

LJ Areas which have a po- 
tential to develop 

LJAreas which motivate 
even distribution 

_) Areas which have critical 
environmental concerns 
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STRATEGY FOR 
SPECIAL AREAS 


_ structure unit. 


Border areas 
Areas which are very un- 
| derdeveloped 


Several examples of special areas 
are the fast growing areas on the north 
coast area of West Java, Jakarta and 
the area around it, and Surabaya and 
the area around it. An example of a 
special area which has a potential to 
develop is the Singapore-Johor-Riau 
(Sijori) triangle. 


me Strategy for devel- 
oping defense and 


security areas 


The effort to develop these areas 
are aimed to support the people’s de- 
fense and security, which is in har- 
mony and supports a balance between 
cultivation and protection. 


Settlement 
system/urban 
affairs 


A settlement system is a system 
which describes the cities’ distribu- 
tion, cities’ function, and related cities’ 
functional hierarchy, along with the 
transportation sys- 
tem and regional in- 
frastructure. The 
RTRWN manual 
also lists the cities 
which have been de- 
termined to be cen- 
ters of activities 
within an area 


Examples of National activities 
centers are: Medan, Batam, 
Palembang, Bandar Lampung, Jakar- 
ta, Bandung, Semarang, Surabaya, 
Denpasar, Pontia-nak,Balikpapan, 
Manado, Ujung Pandang, and Biak. 

Examples of regional activities 
areas are: Banda Aceh, Pematang 
Siantar, Padang, Pakanbaru, Jambi, 
Cilegon-Merak, Bekasi, Cirebon, 


Surakarta, Tegal, Yogyakarta, Probo- © 
- electric power stations and telecom- 


linggo, ingaraja, Kupang, Dili, Palang- 


karaya, Banjarmasin, Palu, Luwuk, 
Pare-pare, Ambon, and Jayapura 
Some local activities areas are: 
Janthoi, Tebingtinggi, Pariaman, 
Lahat, Pandeglang, Cileungsi, 


_ Cianjur, Bantul, Gianyar, Sanggau, 
' Gorontalo, Donggala, Bulukumba, 


Tembagapura, etc. 


m@ National Area 
Structure 


Includes the national scale net- 
work systems including: 


Transportation network system 


The transportation system was 
developed to interrelate areas and pri- 
ority cities with the goal of increasing 
transportation efficiency at the na- 
tional level, including land, ocean and 
air transportation. 


M@ Electrical infrastruc 
-ture network and tele- 
communications system 


The distribution of centers for 
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munications networks. The system for 
maintaining infrastructure. Water 
distribution standards and distribu- 
tion system to areas served. 


@ Future Urban Develop- 
ment 


Indonesia is in the middle of eco- 
nomic and demographic changes 
which point to urbanization. The 
population is estimated to be 260 mil- 
ion people by 2019, assuming that the 
zrowth rate will be decreased to ap- 
proximately 0.9%. Urban dwellers 
will account for 155 million of this 
number, or almost 60% of total popula- 
tion. 

The distribution of urban dwell- 
ers will be more spread out. The num- 
der of urbanites will sharply increase 
im each province; a reflection of the in- 
creasing economic growth and higher 
imcome, found in urban areas. Seven- 
teen provinces will have more than 
50% urban inhabitants, and only one 


Public Transportation. 
The transportation network system is part of 


the national plan derscribed in the National 
Program on Area Planning Manual. 


» will have below 40%. 
At the beginning of Repelita VI, 
vere were 11 urban centers with one 


million or more inhabitants. Eight of 
them are located on Java island. It is 
estimated that by 2019 there will be 
21 urban centers with more than one 
million inhabitants; about 11 of them 
will be located in Java island. Four 
of them are estimated to have more 
than 5 million inhabitants. 

Urban areas will contribute to 
economic and social development. 
More than 60% of non-oil and natu- 
ral gas PDB will be provided by ur- 
ban areas. Almost all manufacturing 
industry is located in urban areas, as 
well as retail businesses, centers of 
modern business, the best health 
services, higher educational facili- 
ties. Urban centers are historically 
the centers of art and culture, and 
the starting points for the introduc- 
tion of foreign cultural contributions. 

Meanwhile, rural areas are also 
going to develop. Hopefully, the 
quality and productivity of rural hu- 
man resources will develop. The ag- 
ricultural community will decrease 
in number, and it is hoped that more 
efficient argroindustry will develop 
in the country. 

The development of urban and 
rural areas will carried out so that 
each will not inflict financial loss 
upon the other. Furthermore, envi- 
ronmental support should be a prior- 
ity, so that the health of the popula- 
tion and lands will be enhanced. 


BRecommenda 
tions for new 
cities’ develop- 
ment 


Recalling the above mentioned 
facts about new cities policy in 
France and Indonesia, 
there are several points 
that should be noted in 
terms of new cities devel- 
opment: 


| A.large scale settlement 
_ development should be based 
on a national or regional area 
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| planning program, so these 


new cities will form one ele- 
ment of a national cities sys- 
tem. 


B.a harmonious relation- 
ship should be developed be- 
tween new cities and the older 
city. 


C.in each region, it is es- 
sential to find suitable poten- 
tial areas for development 
sites for new cities. 


D.supporting facilities and 
infrastructures for new cities 
should be developed following 
a structural framework based 
on area plans. 


E.A support policy is as im- 
portant as those points men- 
tioned above, including legal 
and administrative support, fi- 
nancing in terms of a partner- 
ship system between the gov- 
ernment and private enterpre- 
neurs, and the on-going man- 


agement, and operation of | 


those new cities. 


F.managing these new cit- 
ies must be considered in de- 


_ tail, so they can unite harmoni- 


ously with the development of 
the core city into one metro- 
politan region. 


The system of cooperation be- 
tween different regional government 
levels needs to be developed and 
agreed upon. Perhaps it is time to give 
the management of some public conve- 
nience/services in a metropolitan re- 
gion to a private companies as an al- 
ternative or as a supplement to local 
government, such as clean water man- 
agement, waste water management, 


gas and electricity management, 


waste management, public transpor- 
tation management. 

In fact, the development of new 
cities 1s a growing phenomenon. The 
planning and coordination of these de- 
velopments needs to be improved 
through private and government coop- 
eration. 
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TOWNSHIP DEVELOPMENT: 


MTHE MAJOR PLAYERS 


There are 10 major business 
groups that control about 70%, or 
42,000 ha of a total 62,000 ha real es- 
tate landbank in Jakarta-Bogor- 
Tangerang-Bekasi area of Jabotabek 
(see table one). 


Table 2 


. | Location No. of estates 


Tangerang 
Bogor 


Bekasi 
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BJABOTABEK 
HOUSING ESTATES 
There are about 509 housing es- 
tates in Jabotabek and most of these 
are located in Tangerang, followed by 
Bogor, Bekasi and Jakarta. The big- 
ger concentration in the western corri- 
dor of Jakarta-Tangerang-Merak indi- 
cates a marked perception of faster 
economic growth along this area.(see 


_ table 2) 


' communities. However, 
this 


The demand and preference for 
landed property continues to drive the 
development of these estates even as 
they move away from Jakarta, due to 
the scarcity of land and 
increasing land acquisi- 
tion costs. Consumers 
have been willing to sac- 
rifice travel time for 
affordability, less conges- 
tion, and better planned 


Table 4 


Sector 


2. Real Estate 
CGR 


movement has 
started to tax heavily the 
capacities of existing 
tollways and roads lead- 
ing to the city. 


Mi NEW TOWNSHIPS IN 
JABOTABEK. 


With the sizable landbank of 
the major players, the trend has 
~ been to develop mega-projects or 
huge housing estates - now com- 
monly referred to as townships or 

newtowns. During the past few years 
eleven newtowns have emerged in 
Jabotabek with a combined total area 
of 23,570 ha. Seven of these are in 
Tangerang, three are in Bekasi- 
Cikarang, and one is in Jakarta.(see 
table 3) 

All of these developments are pro- 


_ jected as self-contained communities 


1. Construction 


4. Total Property 


that include all types of facilities and 
infrastructure support. Many have 
positioned themselves as upscale 
developments; borrowing western de- 
sign concepts from masterplan to 
housing design. An increasing level of 
sophistication in marketing and prod- 
uct packaging is noticeable as compe- 
tition becomes keener. 


Mi CREDIT IN THE PRO- 
PERTY SECTOR 


To put in proper perspective how | 
much the property sector, which in- © 


BANKS OUTSTANDING CREDIT 


IN PROPERTY SECTOR 
(in Rupiah Billlons)* 
1992 | % 1993 | % | 1994 | % 
11,906 7.0 
7,801 | 4.6 
8.512 | 5.0 


29,219 16.6 


9,609 7.8 
2,909 2.4 
3, / 07 3.0 
165375. |43.2 


10,038 6.8 


5513 | 3.7) 


6157 | 4.2. 
21,708 14.7 


Source: Pusat Data Business Indonesia, B/ 
“approx. Rp 2240 = US$ 1.00 


cludes these new townships, affects 
the allocation of credit nationwide, 
statistical data shown in table 4 indi- 


_ cates a steady increase in take-up 


from 1992 to 1994. In 1992 total credit 
to the property sector was at Rp 16.3 
trillion (US$ 7.28 billion) or 13.2% of 
total national credit; increasing up to 
Rp 29.2 trillion (US$ 13.0 billion) or 
16.38% of total credit in 1994 and to 
date this sector’s credit share contin- 
ues to expand. Most of the lending 
goes to mortgages (KPR-homeowner’s 
loans) and developer financing. 

Lately the government has ex- 


pressed concern over the level of bank 


lending to this sector, which raises the 
issue of whether there really exists a 


very strong demand, or whether the | 
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Workers in the informal sector 
have a critical need for 
housing. 


rate of growth was a by-product of, 
among other things, unhealthy specu- 
lation. 

Credit in this sector, based on 
Central bank figures, grew by 44% 
vear on year in the first eight months 
of 1994 against a national credit ex- 
pansion of 22%, and about 70% of 
these loans were said to be for middle 
to upper class residential estates and 
apartment projects. 


POPULATION AND 
INCOME LEVELS 


Demographic and economic indi- 


cators remain in favor of the property 


sector’s long term prospects, particu- 
‘arly in terms of potential demand for 
‘anded property. But this demand 
needs differentiation, and must be 
qualified as remaining strong for af- 
‘ordable housing projects in general. 
Some predict that in 1998 
Jabotabek will have a population of 27 
million people, a very sharp increase 
from the 1993-1994 population esti-. 
e of 19 to 20 million. In Table 5, 


census figures show that Jakarta still 


siiida & 


remains heavily populated, but is now 
below a one percent growth rate. 
Bekasi and Tangerang, meanwhile, 
are growing between 5 to 6 percent in 
population, a clear of future trends 
and household movement. 
Comparing, however, average 
monthly disposable income in Jakarta 


and Botabek, Jakarta clearly is where 


wealth remains concentrated. Low in- 
come households apie3 

comprise 40% of 
those residing in 
Botabek, as 
against 15% of 
those in Jakarta 


(See Table 6). 1.  Bumi Serpong Damai 
Despite this, we 2. _ Kota Baru Cikarang 
see overall | 3. kota Baru Tigaraksa 
household sizes 4 kota Legenda 
decreasing, and 5 _ Bintaro Jaya 

the number of ¢ -Lippo Cikarang 
dual income ~ {Lippo) 
households ris- 7 | Gitta Grand City 
ing . With 55% of (Ciputra) 

the total popula- — 3. Gading Serpong 
tion under 25 (Summarecon) 
years of age, one FG) iiaganiand 

can expect a (Modern) 
growing number 49 | ippo Karawaci 

of couples look- ~ {Lippo) 

ing for new | 44. Alam Sutera 
homes. _ (Argo Manunggal) 
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lang Ser “cul Wo 
eS 
Approximately 


16,000 ha in develop- 
ment permits to develop- 
ers have been issued in 
this regency. The extent 
of what has been ac- 
quired is anybody’s 
guess, but this could 
range anywhere from 
50% to 60% of licensed 
areas. For 1994, it was 
estimated that there will 
have been some 10,000 
housing units coming 
into the market in a 
price range of Rp 200,000 to Rp 1.2 
million per sqm of developed land.(See 
table 7) 


yy 
Lbelkasi 


In Bekasi there are less major de- 
velopments, and the total permits is- 
sued may be around 5,000 to 6,000 ha’ 


G 


«5,400 
4,700 
- 4,800 


bes ae Real Fro eye 
PT Lippo City Development 


1,000 
1,000 


770 PT Modernland Realty 


Sees 


700 ‘PT Lippo Village 


700 PT Alfa Goldland Realty — 
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Table5 


Area Pop. Growth Est. Pop. 


1985-90 (%) 1994" (US$) 


in all. Total acquired area, though, 
could be greater than that in 
Tangerang. In 1994 total units esti- 
mated sold was about 2,000 at prices 
ranging from Rp 250,000 to Rp 
550,000 per sqm.(See table 8) 

Quite clearly, there is a dispro- 
portionate concentration of new es- 
tates west of Jakarta towards 
Tangerang compared to the east and 
unto Bekasi. In the light of the 
present demographics in this area and 
the over-capacity of the tollroad to 
Merak, some voice concern over a pos- 
sible overheating of this specific mar- 


ket. 


M@ SECTORIAL 
OUTLOOK AND 
PROJECTIONS 


For 1995, marketing 
analysts, corporate and de- 
velopment planners look at 
the year ahead as very much 
supported by a strong real 
demand. External factors, 
however, will play a greater 
role as to how the market 
will behave, and for this year 
and the next the following 
scenario may be expected. 


1. Land prices will hold 
current levels after seeing 
a rate of increase of 22% 
to 30% in DKI Jakarta, 
and between 11% to 52% 
in the Jabotabek area in 
1994. There could still be 
a possible rise in selling 
prices - from 5-20 


Jakarta CBD 


being limited. 
22 


GDP/Capita Land Area 


percent in selected [R=Eiy% Buildings albng the | 


T O 


and more mature projects. 
Overall demand will re- 
main robust for landed 
property, and even if there 
should be a downturn, past 
performance has shown 
that land prices have re- 
mained stable. 


(sq.km.) 


2. Generally, price in- 
me creases will stabilize on the 
average at perhaps 10%, and this 
will occur in well serviced areas 
and specific locations, in most 
cases. As a whole, there may be a 
slower rate of sales across the 


board. 


3. A5% to 10% rise in development 
and operating costs will impact on 
the developers’ performance. The 
recent cement price increase has 
resulted in even higher net cost 
rises - by as much as 15% to 22% in 
some cases. 


4. By and large, consumer loan 


RG BEES Cte. ns Sans Sales 


Creditto the property sector i is 
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erowth is expected to expand in 
line with the national loan growth 
rate of 20 % in 1995. Interest rates 
will be around 22% to 23%, becom- 
ing level in 1995 and remaining 
flat in 1996. All these will depend 
on Bank Indonesia not putting a 
hold on the money supply, infla- 
tion being kept in check, and 
speculation on the rupiah held 
down to a reasonable level. 


5. Debt levels of property compa- 
nies will rise as pre-selling be- 
comes more difficult. With limited 
cash flows, developers will not be 
able to finance construction work 
through pre-sales and internally 
generated funds. 


6. Acquisition and land clearing 
activities will continue among the 
developers keeping up with the 
rate of disposals. Landbanking 
will stay as a long term strategy of 
the major players. The cost of 
rawland, on the average, will gen- 
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erally be reasonable and will equal 
the discounted present value of the 
landbank per gross area. 


7. Demand for affordable housing 
in the price range of Rp 75 million 
to Rp 150 million (US$ 33-66 thou- 
sand) will remain strong, while the 
lower end of the market - housing 
priced below Rp 75 million - will 
stay undersupplied. Middle to up- 
per end hous- 


MOPPORTUNI- 
TIES AND 
THREATS 


Size and financial | 
muscle certainly helps a | 
great deal in making a a 
project successful, most 
especially in times of re- 
cession and economic | 


Luxury Home 


Tableg 


Ineo me 
Groy, p 
low 
“28 Mite 
"e-low 


Mie. ‘ad 
2 ne 


ing, where 
most of the big ies 
ers concentrate their efforts, air 
become very, competitive. 


s. The speculative market will be 


iampened by the sharp land price 
imereases in 1994 and 1995, mak- 
ing it less attractive owing to thin- 


mer margins for turnarounds. 


Mortgage rates above 23% will 
m ae housing investment less fa- 


able and ney lead to reduced — 


Expect developers’ margins to 
stabilize in 1995 as a result of fac- 
tors enumerated above. Earnings 

r pre )perty companies will come 


from he .using estates and less from 


apartment or commercial land © 


Additional newtown devel- 
oments or launchings, especially 
) the upper end market, may con- 

‘route to an oversupply situation. 


at oy 


S0tabe k 
oN Ouseho ig. 


A main source of profits for 
developers. 


-downturns.As 
Indonesia’s 
economy has 
grown over the last five years at 


ther investments into the coun- 
try has continued to flow after the 
new deregulation package in June 
1994, GDP as estimated by some 
economists, will rise by 7.2% in 
1995. 

Sustained economic develop- 


y ment augers well for the country, and 
in this ight the housing industry can 


take some level of comfort. But the 
property sector in general is not with- 
out cracks, and a number of them have 
started to show. 

Nevertheless, the sheer size of 
household formation, buttressed by in- 


creasing incomes and affluency paint a 


long term scenario of real market de- 
mand. It is up to the players in the 


more focused on the product types that 
really matter. 


BITHE MARKET 


The end-user market that counts 
the most is that of first time home buy- 
ers, and the strongest demand comes 
from the middle to upper income 
households. With financial means 
available, this group is the fastest 
growing sector, whose demand will 
continue to increase. Middle to low in- 
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an average rate of 6.9%, and fur-. 


come first time buyers, however, 
though their need is much stronger, 
are financially weaker, and this be- 
comes more a question of how develop- 
ers can cope up with the supply, par- 


_ ticularly for the low income group. 


The growth of the middle class is a 
boon for developers, as this serves as 
its mass market and government is 
clearly promoting this by the introduc- 
tion of income tax cuts effective last 
January 1, 1995 - making take home 
pay 10% to 15% higher. 


BINVESTMENT 
DEMAND 


Another breed of buyers are the 


_ investors, buying and selling for profit, 
marketplace to be discerning and | 


and definitely not end-users. Develop- 
ers see this group as sometimes a nec- 


_ essary element in creating trading ac- 


tivities with the estates to drum up de- 
mand and drive prices up. But this 
does not make the community alive, as 
the properties under trade stay empty 
until an end-user finally takes it up. 
This particular market will slow down 
as alternative investment instruments 
become more attractive. But there 
will be investors who accumulate, 
hold, and eventually use the landed 
property in the future, and this de- 
mand will stay firm. Strictly specula- 
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tive purchases will begin to diminish. 
EPROPERTY STOCKS 


At this time, listed property com- 
panies are worth the watch from an in- 
dividual and institutional investment 
point of view. Shifting the focus from 


price-earning ratio (PER) to net asset © 


value (NAV) based valuation in deter- 


mining how reasonable the share © 


prices are will show how attractive 
some companies are now at an average 
sector discount to NAV of 55%. 

Apart from a high discount to 
NAV, one must look at the group’s 


reputation and strategic advantage of © 
its project against the others. A strong © 


operating cash flow for debt service 


during adverse conditions and good | 
quality landbank of a company will © 


add to its stock appeal. Some of the 
developers who have in their portfolio 


other sectors like high rise offices and — 


apartment projects, however, are 


dragged down by the downturn in 


these areas. 


re ae ee ee ee 
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foremost. As the formula for success 
appears to be that of building facili- 
ties, i.e. schools, hospitals, shopping 
centers, among others, the door is kept 
open for investors willing to come in 
either as industrial partners or equity 


Table8 
PROJECTED NEW SUPPLY CAPACITY OF MIDDLE 
TO UPPER-COST HOUSING IN BEKASI 
Developer. | Development | Licensed | Acquired] Developed| Sales price | Estimated | Start of 
name area(ha) | area(ha) | area(ha) range no. of units | project 
(Rp/sqm) sold in 1994} 1994 
Jabebeka Cikarang Baru | 1,400** | 900 300-550,000 1993 : 
Consortium | Legend City 2,000 1,200 290,000 1995 


* excluding 700 ha industrial zone 
* excluding industrial zone 


** excluding 3,500 low-cost units 


**** lan is 480 middle-low-cost houses (Rp 45-170 M) over two years 


Source: Flemings Research 


JOINT VENTURES 
AND SUB-DEVELOP 
MENTS | 


Because the townships are mega- 


projects and long term plays, bringing © 
the development to its critical mass in | 


the shortest possible time entails huge 
resources, financial being first and 
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holders early in the project at a very 
reasonable cost, or at a low entry-level 
price. 

By taking the risk at pre-develop- 
ment, the sub-developer or investor 
can achieve a very high capital gain 
even in the short term. But this 
should be seen against the developers’ 
commitment and proven record in get- 
ting projects constructed. Where 
there is sufficient land to allocate for 
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tock Exchange. 
Property stocks’ prices 
remained low recently 


loss leader impact projects, chances 
for third party participation are — 
greater. 


BINFRASTRUCTURES 
AND UTILITIES 


Developers find themselves going | 


_ it alone in providing the necessary in- 
_ frastructure and utilities as the local 
and national government are hard put | 


to do their share. Because of its size, 


townships or newtowns are building © 
their own water treatment and supply 
plants, sewage treatment plants, 
roads and bridges, power plants and | 
communication facilities. Increas- | 
ingly, because of the huge capital re- _ 
quirements developers are beginning | 
to entertain build-operate-transfer _ 
(BOT) proposals from major contrac- — 
tors. Provided government support is _ 


- made, such as allowing the private 


sector to establish and collect fees at 
market rates; say for water and sewer, 
private operators will be attracted to | 
entering in these investment projects. 
Privatization of these services has al- 


_ ready begun in countries like Malay- — 
sia. 
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Development 


Developer name area(ha) 


Licensed Acquired Developed Sales price 
area(ha) 


area(na) range 


Estimated 
no. of units 


sold in 1994 


Start of | 
project 


| agement of the economy and the par- 


ticular fiscal and monetary policies it 
will apply on the property sector. 
Assuming sustained economic de- 
velopment, political stability and fa- 
vorable regional or external factors are 


Private 

Jaya Property 
Consortium 
Ciputra Dev. 
Jakaria Baru 
Jaya Property 
Consortium 
Lippo Group 
Lippo Group 
Panca Wir. 
Modemland 
Private 

Duta Pertiwi 
Dharmaia inti 


Alam Sutra 
Bintaro Jaya 
Bumi Serpong 
Citra Grand City 
Gading Serpong 
Jaya Garden Polis 
Kedaton 

Lippo Village 
Lippo V Extension 
Kota Tigaraksa 
Mod. Cipondoh 
Palm Springs 
Taman Banjar W. 
Taman Semanan 
Villa Melati 

Villa Oernata 


700 
1fe4 
6,000 
1,000 
1,500 
1,590 

500 

500 
1,350 
3,000 

770 

150 

118 

60 

100 

120 


16,180 
“Kota Tigaraksa is primarily a low-cost housing project. 


Source: Flemings Research 
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nia 


(Rp/sqm) 
380-480,000 
495-800,000 
250-775,000 
400-700,000 
400-500,000 
300-400,000 
413-605,000 250 
600,000- 1.1m 1,365 
Wa 0 
170-600,000 300° 
550,000-1.2 m 670 
485-620,000 175 
450-650,000 200 
600-720,000 

350-565,000 

500-700,000 


700 
1,628 
1,650 

700 
1,500 

na 


1994 
1984 
1988 
1994 
1993 
— 1994 

1994 
1994 
1995? 
1989 
1989 
n/a 
1992 
1990 
n/a 
n/a 


cational programs for construction 
skills training and an industry-wide 


_ development board to address these 


issues. 


in place, the residential property mar- 
ket will continue to prosper albeit with 
some ups and downs, but generally to- 
ward an upward trend. 

Hopefully a free market environ- 
ment where competition thrives will 
result in better planned communities 
and products that will ultimately be 
for the benefit of the end-users. But 
much of the burden will remain on the 
government’s hands, as they will need 
to cope with the delivery of new roads, 
public infrastructures and services to 
support the expansion and growth of | 
new communities. 

Lastly, the issue of a national 
land policy on urban development will 
have to be addressed, particularly on 
acquisition, granting of development 
permits, land use and the impact of so- 
' cial displacement of existing local 
settlements. One thing, though, is 
_very clear: it is the private sector 
which will continue to be the locomo- 


tive in fulfilling the needs of 


The building industry for housing 
= generally medium scale and very 
w-tech. Contractors are small to me- 
-jum-size with a pool of skilled and 
nskilled labor that works seasonally. 
_ ough undercapitalized and under- 
statted technically, they take on hous- 
mg construction in the hundreds. 
st projects suffer poor quality and 
smeven standard of finishing brought 
yut by a number of factors that are 
».erent in the industry. Of course, 
‘aim margins by the contractors, as 
-riven by the developer’s conditions 
se the situation no better. 

But opportunities here are wide 
nen if the industry members can look 
* their business in the long term. 
tn hundreds of thousands of units 

ye Duilt in the years to come, effi- 
nt and well equipped contractors 
» appropriate building 
stems for mass housing 


T 


»e more than welcome. 
raps it is time to have vo- 


Predicting 
what will be the 
most likely scenario 
for the future of the 
township develop- 
ment phenomenon 
beyond the next five 
years into the next 
millennium is, at 
best, guesswork. 
The single biggest 
and most obvious 


| determinant of this 
perfor- | 


sector’s 
mance will be the 
government’s man- 
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_Apartmen Taman Rasuna under 
Construction in Jakarta. Jakartans 
must adjust to the concept of vertical 


| housing inthe future. —_ a pemn.. | 
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| Indonesia’s growing population for ad- 
_ equate shelter and housing. 
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Ir. Akbar Tandjung, the 
Minister of Public Hous- 
ing, recently made an 
address at a seminar on 
New Town Develop- 
ment. Here are excerpts 
from that address. 


n Update on Go- 
vernment Regula- 
tions on Public 
Housing and Town 
Development. 

In 1992 the govern- 
ment enacted two 
laws: Law No. 4 on Housing and 
Settlements (UU Perumahan dan 


| Permukiman) and Law No. 24 on Spa- | 


tial Arrangement (UU Penataan 
| Ruang). 

A new concept in housing deve- 
lopment was introduced in section IV 
on Settlements and Section V on 
_ People’s Participation in the Housing 
and Settlement Law. 

According to article 18 of the law, 
the need for settlements shall be ful- 
filled in the form of integrated, 
planned, large scale settlements de- 


velopment, the implementation of | 


which can be done in stages. Such 
large scale housing developments are 

able to provide short, medium, and 
- long term housing needs. The quality 


through the integrated aspect of such 
settlements, and disharmony and ex- 
clusive housing areas can be avoided. 
In the process of creating large 
_ scale settlements, local government 


shall designate one or more areas of cover investment in the necessary in- 


the settlement in the spatial plan as | 
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b ue at 


or 


- Ir. Akbar Tandjung, 


ready-to-build estates (kawasan siap 
bangun) when the area(s) have been 
equipped with a detailed spatial plan, 
data on size, boundaries and owner- 
ship of the land, and primary and se- 
condary networks of infrastructure, 
including roads and ditches. By the 
appointment of large scale settlement 
estates, with a certain time period, 
government can concentrate support 
in the providing of infrastructure, fa- 
cilities, and public utilities to the ap- 
pointed estate. 

The management of ready-to- 
build estates is the responsibility of 
government, and is executed by a 
State Owned Corporation (BUMN) 


| and/or other entities established by 
_ of existing housing within and around | 


the settlement can be improved | 


government and specifically assigned 
to manage such estates. This is be- 
cause large scale settlement develop- 
ment will increase land prices to a 


_ level that may not be affordable for 
low income people. In order to use 


part of the increase in land price to re- 


frastructures, and to subsidize the 


sic Agrarian Law - the management of 


_ selling price of land for low income | 
_ housing - in line with Article 33 of the 
' constitution and Article six of the Ba- 


_ large scale settlement development © 


shall be done by government, and ex- | 


In executing its management re- 


_ sponsibility, the State Owned Corpo- 


ration can cooperate with other State 


- Owned Corporations, Regional Corpo- 
_ rations, Cooperatives, and private cor- 


porations without losing its manage- 
ment rights and responsibilities. Con- 
ditions for such cooperation are still to 


_ be decided by government regulation, 
_ the draft of which has already been 


submitted to the Cabinet Secretariate 
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_ecuted by BUMNs or other bodies es- 
_ tablished by government. | 
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e: 
for aty.oval xe President. This co- 
operation is intended to increase the 
participation of BUMWNs., coopera- 
tives, and private corporations in the 
execution of management of ready-to- 
build estates. 

A ready-to-build estate may con- 
sist of one or more ready-to-build 
zones or areas (lingkungan siap 
bangun). Ready to build land within a 
ready to build estate can be sold to 
housing developers for further devel- 
»pment into housing estates. 

Other than in cooperation with 
BUMNs, no private developer can ex- 
ecute the management of a ready to 
ouild estate. Private developers are 
ziven the opportunity to execute the 


Koo 
tr 


management of single or isolated 
ready to build zones or areas 
ongkungan siap bangun yang berdiri 
sendiri). However, they can only sell 
»uilding lots with completed houses, 
except for small and moderate sized 
yuilding lots, which can be sold with- 
»ut completed housing. 
Housing developers can only 
yuild houses in ready to build estates 
rin isolated ready to build zones or 


T O 


areas. Only individuals, community 
organizations, and other non-housing 
developer organizations can build 
houses for their own use outside these 
areas. 

Development of ready to build 
zones can also be done by land owners 
through land consolidation tech- 
niques, which can be done in stages. 
All building lots produced through 
land consolidation by land owners can 
be sold without completed housing. 
For land consolidation the govern- 
ment gives guidance, assistance and 
facilities to land owners in planning 
and construction, and executes super- 
vision and control in order to have a 
better quality settlement. 

Large scale housing develop- 
ments will be better built as New 
Towns, especially those located in ar- 
eas surrounding big cities. The New 
Town should by able to provide jobs 
for most of its inhabitants, so that 
people can save in transport costs and 
travel time. these developments 
should not increase traffic problems 
in the nearby city and area between 
the new town and city. The new town 
should be built on less fer- 
tile land so that its impact 
on the food self-sufficiency 
polity can be minimized. 

Law No. 24, 1992, con- 
cerning the Spatial Ar- 
rangement specifies three 
levels of spatial plans: Spa- 
tial plans for National 
Territory, spatial plans for 
first level autonomous re- 
gions or provinces, and spa- 
tial plans for the second 
level autonomous region or 
regency (Kabupaten/ 
Kotamadya). In most cases 
spatial plans for large scale 
settlements or new towns 
are integrated parts of a 
spatial plan of a Kabupaten 
or Kotamadya. 

The spatial plan for a 
Kabupaten/Kotamadya is 


New Town Residential Enclave 
They can only be built in Ready-to- 


build estates or isolated Ready-to- 
build zones 


the basis for issuing location permits. 
Its function is: to guide the formula- 
tion of the main policy on the utiliza- 
tion of space within a kabupaten or 
kotamadyap, with the goal of achiev- 


_ Ing an integrated, interrelated, and 
_ balanced relationship among sectors; 


the determination of locations for in- 
vestment by government and the pri- 
vate sector; the formulation of detailed 
spatial plans for the Kabupaten/ 


_ Kotamadya; and guide development 


activities in using space. 

Spatial planning for the second 
level autonomous region is the respon- _ 
sibility of local government and shall | 
be enacted by regional regulation with | 
the approval of the regional council 
(DPRD). 

In most cases, large scale housing | 
projects occupy only part of the | 
Kabupaten or Kotamadya. Therefore, 
spatial planning for large scale hous- | 
ing development will, in principal, be 
the responsibility of local government. 
However, article four of the Spatial — 
Arrangement Law gives the opportu- 
nity for people; individually, or asa 
group, or as a legal body; to participate | 
actively in spatial planning by, among 
other things, submitting proposals of 
spatial plans to local government for 
approval. 

For the full implementation of 
both laws, we still have to wait for gov- 


ernment regulation to serve as imple- 


menting regulation. Nevertheless, 
based on the transitional regulation in 
both laws, for the implementation of 
both laws we do not need to wait for | 
new regulations. We can use existing 
regulations, as long as they are not in 
contradiction with the law. 

Another important regulation is- 
sued in 1992 was the joint Decree of 
the Minister of Home Affairs, the Min- 
ister of Public Works, and the State | 
Minister of Housing, on Guidance for | 
Housing and Human Settlements De- 
velopment with Balanced Occupancy - 
or the 1 : 3 : 6 concept. 

According to the decree, develop- 
ers who build one unit of luxurious 
housing are obliged to build six units 
of low cost housing and 3 units of me- 
dium cost housing. A developer who 
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| builds one unit of medium cost hous- 


low cost housing. Developers who 


tended to create housing areas occu- 


status, based on togetherness and mu- 


_ tual aid, and to avoid housing areas © 


that can stimulate social trouble and 
unrest. Furthermore, balanced hous- 
ing occupancy will make it possible to 
apply a cross subsidy system, by which 


the rich can help the poor through de- © 


velopers. 

For this purpose, developers can 
use part of their profits from the sell- 
ing of luxurious homes to subsidize the 
selling price of low cost houses. 

Unfortunately, the Joint Decree 


has two weaknesses that have made | 


its implementation unsuccessful. 
First, it has no transitional regulation 


_ for housing projects that were already 
_ started before the decree was issued, © 
_ so that many big developers and local 
| government considered that the de- 


cree only applied to new projects. 


_ Projects started before the Joint De- 


cree was issued can continue as per 
the original plan, which means that 
they are not obliged to build low cost 


_ housing. Second, there are no sanc- 
_ tions for developers who do not follow 


the Joint Decree. 
Therefore, a more detailed imple- 


| mentation rule is now being prepared. 
_ The draft is now being reviewed by the 


members of the National Housing and 
Settlements Development Policy and 
Control Board. 

In 1994, the Presidential Decree 
on the National Housing and Settle- 
ments Development Policy and Con- 
trol Board was issued to improve the 
National Housing Policy Board previ- 
ously established by Presidential De- 


- eree. 


The task of the board was ex- 
panded from policy formulation and 
problem solving, by adding the new 
task of supervision and control on 
policy implementation. To assist the 


28 


_ National Board, the Decree asked for | 
— ing without any luxurious housing is | 
| obliged to build two or more units of | 


T O 


the establishment of a Regional Hous- 
ing and Settlements Development 


_ Control board at the second level au- 
_ build low cost housing have no obliga- _ 
_ tion to build luxurious and/or medium 
_ class housing. This regulation is in- 


tonomous region, to be chaired by the 
Head of the region. 
Another recent law has come to 


_ affect the property business. To assist 
pied by various groups of mixed pro- | 
fessions, economic levels, and social — 


civil servants in acquiring a house, a 
savings plan for civil servants was es- 
tablished by Presidential decree in 
1993. All civil servants are obliged to 
contribute to the savings program 
through a direct deduction of their sal- 
ary. 


To manage this fund, an Advisory | 


Body for Savings for Housing of Civil 


_ Servants was established by the same 
_ decree. The Body is chaired by the | 
President and the day-to-day activity | 
is executed by the State Minister for | 
_ Housing. The fund can be used to as- 


sist civil servants in paying the down 


payment or building a house on their | 
— own land. 


The use of a Central Provident 
Fund to assist private employees to 
own a home is under discussion. 


Mi TOWNSHIP DEVELOP- 


MENT AND THE ROLE 
OF DEVELOPERS 


A township is a territorial and po- 
litical unit under a single town govern- 
ment, having a chief administrative 
officer. A township has two main com- 
ponents; the territorial or physical 
unit, and the administrative, or local 
government unit. Therefore township 
development will encompass both the 
physical development and local gov- 
ernment development. 

According to Law No. 4, 1992 on 
Housing and Settlements, town devel- 
opments, as large scale settlement de- 
velopment, can only be done by devel- 
opers through development of ready to 
build estates and isolated ready to 
build zones. 

The locations for town develop- 
ment can be chosen from the urban 
settlements system in the spatial plan 
of a second level autonomous region 
(Kabupaten/Kotamadya). In the ab- 
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sence of a spatial plan ~. the 


Kabupaten or Kotamadya, the spatial — 


plan for first level autonomous region 


the approximate location of the town. | 
_ More exact boundaries for the location | 
can then be discussed among the de- | 
_ velopers and the local government. 
| In case the town has to be devel- | 


oped through the development of a 


ready to build estate, the management | 
has to be executed by the BUMN or | 


other body established by the govern- 
ment and specifically assigned to do it. 


A detailed plan for the ready to build | 


estate might already have been pre- 


pared by local government prior to the © 


appointment of the BUMN or other 
body. If the detailed spatial plan has 
not yet been prepared, then the 


BUMN or other body has to prepare | 


the plan, under the guidance and su- 


pervision of local government. The | 


plan is subject to approval by local gov- 


' or Provinces can be used to indicate | 


(cS SSS 


| | 
} 
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ernment. 

Based on the approved detailed 
spatial plan, the State Owned Corpo- 
ration (BUMN) or other body ap- 
pointed by local government has to 
construct primary and secondary in- 
frastructures, including roads and 
ditches, to make the land ready to 
build on or accessible for further deve- 


lopment. . 

The BUMN can then sell the 
ready to build land to other develop- 
ers, who are obligated to build the rest 
of the infrastructure, the housing, and 
other necessary urban facilities, and 
make requests to the relevant agen- 
cies to provide the necessary public 
utilities. 

According to regulation of the 
Minister of Home Affairs, after 
completion of such developments, the 
developer has to transfer the infra- 
structures, public facilities and utili- 
ties to local government or other insti- 
tutions indicated in the regulation 


T O 


_ through the BUMN or other body that 
executes the management of the ready 


to use estate. 

In case the town is developed on a 
isolated to build area 
(ingkungan siap bangun yang berdiri 
sendiri), local government has to ap- 
point the housing developer to execute 
the management of the area based on 


ready 


_ Brochures for New urban develop- 

-. ments. In all cases developers must 
eventually transfer completed utilities 
to the government for further operation. 


request from 
the  devel- 
oper. In case there is more than one 
developer interested in developing the 
area, local government can select the 


most suitable developer using criteria | 
_ tional cost for the sub-unit responsible 


established by local government. 

The appointed developer has to 
construct all the necessary in- 
frastructures in the isolated ready to 
use area, build the housing and neces- 
sary facilities, and ask the relevant 
agencies to provide the necessary utili- 


ties. After completion of the devel- 


opment, the developer has to transfer _ 


the infrastructures and public utilities 


R Y 


_ to local government or other institu- 
_ tions indicated in the regulation of the 
| Minister of Home Affairs, for further | 
- operation and maintenance. | 


The development of town admin- 
istrative units has to be done in 
stages, in line with the progress of the 
town’s. physical development and the 
number of people residing in the town. 
But it should be started as early as 


. possible. In the first stage the unit 
may consist of technical sub-units to 
| guide and control the work of the de- 
| veloper. Once the town is inhabited, 
_ other sub-units, dealing with general 
_ government matters, should also be 


established. 


From the operational point of | 


view, the unit will be better located at 


the project site, so that it can better © 


guide and control the activity of devel- 
opers. The task of the technical sub- 
unit can gradually be extended to 


| cover maintenance and operation of | 
_ infrastructures and public facilities. | 


Until all the infrastructures and 


4 public facilities are transferred to lo- | 
cal government, the operational cost of | 


the sub-unit can be borne by the devel- 


| oper. But once the infrastructures and | 


public facilities are completely trans- 


- ferred to local government, the opera- 


tional cost of the sub-unit should be 


_ borne by local government. The ad- 


vantage of this system is that the 


| transfer of the infrastructures and 
| public facilities from the developer to 


the local govern- 


ment is 


maintenance 
and continuous operation of the trans- 
ferred infrastructures and public fa- 


- cilities. 


There is no reason why the opera- 


for general government matters 


should be financed by the developer. 
From the beginning it should be fi- 
nanced by government. However, the 


_ office space for the unit can temporar- 
_ iy be provided by the developer. But 
_ at the time of transfer, the unit should 


be financed by government and should 
provide its own office. 


smoother, and | 
there will be a | 
continuation of | 
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Over the last decade Indo- 
nesia has experienced 
rapid urbanization, which 
has resulted in the devel- 
opment of metropolitan 
regions - like JABOTABEK 
around Jakarta and 
GERBANGKERTOSUSILO 
in Surabaya. 


n the framework of the PJP 
II (Second long-term Deve- 
lopment Plan) urban deve- 
lopment is expected to expe- 
rience a significant demo- 
graphic and economic 
transformation. 

By the end of PJP II over half of 
population or over 150 million people 
will be living in urban areas. There 
will be twenty-three (23) urban cen- 
ters with a population of over one mil- 


Pingki Elka Pangestu 


lion, of which eleven (11) will be out- 
side Java. Four cities will have a popu- 
lation of over five (5) million. 

By 2020 it is predicted that over 
half (60%) of non-oil GDP (Gross Do- 
mestic Product) will be produced from 
urban areas. By that time, assuming 
an average annual economic growth 
rate of seven per- 
cent, the per capita 


Jakarta 


Bukit Sentul Residential Resort 
development. Located south of 


reached US$ 2600. 

It is in this dynamic economic and 
urban development context that New 
Towns are becoming an indispensable 
part of the urban scene in Indonesia. 


_ Urban Development Policies 

The objective of urban develop- 
ment during PJP II is to achieve bal- 
anced and integrated development 
that will support an efficient and pro- 
ductive urban economic base. 

The National State Guidelines 
(GBHN) and the REPELITA VI aims 
at consolidating the structure of cities 
as a means of increasing productivity 
and capacity to improve the environ- 
mental, physical and socio-economic 
conditions of urban areas. 

The plans calls for improvements 
in the legal-basis of urban centers, bet- 
ter institutional arrangements and 
management of urban development, as 
well as increasing the partnership be- 
tween the govern- 
ment, private sec- 
tor and the com- 
munity. 

In order to 
streamline urban development, in- 
cluding New Town development, there 
have been several landmark pieces of 
legislation passed, including: 

1. Environmental Management 
(UU No.4/1982, PP No.29/86, PP 
No.51/1993, etc) which specifies the 
environmental dimension of develop- 
ment and responsibility to preserve 
environmental balance. 

2. Decentralization & Regional 
Autonomy (UU No.5/1974 & PP No.45/ 
1992) stresses the responsibility of 
planning at the local level within the 
context of the provincial and national 


2 


level. 

3. Spatial Planning (UU No.24/ 
1992) refers to the planning, program- 
ming and monitoring of spatial re- 
sources. 
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4. Housing & Human settlement 
development (UU No.4/1992) outlining 
the provision of integrated human 
settlements (KASIBA) and urban 
neighborhoods (LISIBA). 

5. Investment (KEPPRES No.97/ 
1993, PP No.20/1994 & No.4/1990) and 
Land (PP No.2/1998, etc) which out- 
lines the procedures for development 
permits and land acquisition. 


In the context of urban develop- 
ment, the legislative framework forms 
the basis for an integrated and sus- 
tainable urban and regional develop- 
ment action. 

The spirit of the legislation is to 
direct and control urban development 
and avoid possible excesses that could 
occur as part of the development pro- 
cess. 

However, in practice not all of the 
above legislation is in place or is 
implementable. There still a long way 
to go before these legislative acts can 
be implemented, given the lack of 


ia a 
airec- 


ticipate the 
tion, scale and pace 
of development of 
these large scale ur- 
ban projects in the 
large metropolitan 
areas. They have 
been reactive rather 
than pro-active. 

The gap between 
policy and applica- 
tion is likely to get 
worse, for in 
JABOTABEK alone 
there are more than 
60,000 ha of land al- 
ready allocated for 
urban development. 
Even if a number of 
these projects never 
appear, the numbers 
will still be well be- 
. _~ yond the urban carry- 
ing capacity of most 
cities. 

This alarming 


Low-cost housing at Citra Raya 
Surabaya. Developers are beginning to 


implementing instruments, 
the absence of overseeing in- 
stitutions and the limited capacity of 
the local government to undertake in- 
tegrated urban development. 


Urban Development Pattern:Gap 
between Policy & Implementation 
Although there is specific refer- 
ence to the strategic role of New 
Towns in the development of urban re- 
gions, these developments have oc- 
curred mostly outside the given metro- 
politan planning framework. 
Generally, the current New Town 
developments have tended to be para- 
sitic upon the mother city and have not 
been able to create major new centers 
of activities. Instead of alleviating ur- 
ban pressure, these new settlements 
has increased the burden on the al- 
ready overstretched physical and so- 
cial infrastructure of the mother city. 
Despite attempts to direct and 
control urban development, urban de- 
velopment policies have failed to an- 


develop such housing on their large 
scale projects. 


tendency is made worse by widespread 
speculation in development permits, 
which has forced even serious New 
Town developers to seek greener pas- 
tures far beyond the planned urban ar- 
eas, and thus, beyond the urban infra- 
structure networks. 

From an urban development 
point of view there are many real risks 
involved in embarking upon such a 
strategy. There are already many 
items, such as environmental and so- 
cial costs, that are externalized from 
current New Town developments. 
These indirect or hidden costs will 
only become known well beyond the 
lifetime of most projects, and will be- 
come a legacy for future local gov- 
ernment, as well as the community in 
the next generation. 

The current urban development 
practice is highly inefficient and thus 
of high cost in economic, social and en- 


_ vironmental terms. If we subscribe to 
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the need for a more balanced and sus- 
tainable development strategy there 
must be drastic redirection in the 
implementation of urban develop- 
ment. 


EPRIVATE NEW TOWN 
DEVELOPMENT: 
BETWEEN MYTH & 
REALITY 


In line with the deregulation of 
the economy, more than seventy (70) 
percent of development investment is 
expected to come from private sector 
sources. There are thus high expecta- 
tions for an actively 
led New Town de- 
velopment effort. 

Consistently, 
private real estate 
developers have in- 
creased the proportion of the total for- 
mal housing stock (60-70%), and much 
New Town development is, in fact, un- 
dertaken by private enterprises. 

Besides the traditional real estate 
developers, there are many new en- 
tries in the market. These new entries 
are a result of the diversifying of busi- 
nesses - businesses lured by the pros- 
pects of property development. How- 
ever, currently there are many more 
New Town development concession 
holders than developers. These pro- 
jects are relatively risky and need a 
very long-term commitment. 

The development of New Towns is 
highly capital intensive, where much 
capital must be provided up front. 
New Town development, therefore, 
needs careful financial engineering. 
The availability and high cost of fund- 
ing sources also poses a problem, and 
there are still a range of built-in, hid- 
den costs and subsidies contributing to 
a high-cost economy. 

The process of land acquisition is 
a complex and drawn out process that 
requires a lot of perseverance. The 
regulatory framework is not fully in 
place, is fraught with contradictions 
and needs a high degree of interpreta- 
tion to make it workable. 

Despite these difficulties, given 
the pace of urban development previ- 
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Well planned urban 
developments include adequate 
infrastructure and employment 
opportunities. 


ously outlined, 
there are still many opportunities af- 
forded in New Town development, pro- 
vided that private developers are pre- 
pared to take a long-term position. 


BNEW TOWNS & 
FOREIGN INVESTMENT: 
LIMITED PARTICIPA- 
TION 


As part of the deregulation pack- 
age (PAKTO) to attract foreign invest- 
ment, now there are theoretically no 
barriers for foreign participation in ur- 
ban development projects in general, 
and New Town projects in particular. 

There is, indeed, an visible in- 
crease in interest in investing in real- 
estate related projects, and there are 
some noted joint-venture operations 
between mainly Asian investors with 
Indonesian developers. | 

Returns on investment can be 
said to be relatively good (10% plus) 
which favorably compares with other 
markets in Asia. However the returns 
expected are commensurate with the 
risks involved, and fund managers 
tend to seek to reduce uncertainties by 
preferring to work with established 
developers. 

It is still premature to predict 
more foreign-investment in New Town 


development, but foreign interest in 
participating in developing urban in- 
frastructure or property development 
will see more transparency in the mar- 
ket, which will hopefully make New 
Town development projects more ac- 
cessible to foreign investors. 


MCONCLUSION 


From an urban development per- 
spective there are some real reser- 
vations about the current status of 
New Town development. 

The inability of the authorities to 
direct, let alone to control, develop- 
ment will mean that there will be inef- 
ficiencies that ultimately will convert 
into a future socio-economic cost. 

There needs to be some redirec- 
tion of the role of the private sector, 
particularly towards an active and re- 
sponsible partnership with the public 
sector and the community. 

Despite the rather piecemeal ur- 
ban development pattern, due mostly 
to difficulties in coping with rapid de- 
velopment, there are, in fact, many 
real opportunities for private partici- 
pation in New Town development in 
Indonesia, including foreign investors. 

There is a need to place New 
Town development in the context of a 
balanced and sustainable urban devel- 
opment. | 
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_ THE MOST 
COMFORTABLE 

NEW CITIES - 

- FROM 

JAYA PROPERTY 


After 16 years of growth, Kota Taman Bintaro 
Jaya is the most awarded , complete new city in 
Indonesia - and is now joined by Puri J aya, the 
enterprising new city 


JAVA 
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Sixteen years ago, Bintaro Jaya 
was a lonely village area, a place of 
swamps and jungles. For Jakartans, 
it was a far away place because the 
transportation and infrastructure 
linking Jakarta and Bintaro were ei- 
ther inadequate or non-existent. Area 
roads were so narrow and in such 
poor condition, they could be driven 
on by only one automobile - and slowly 
. Moreover, there were no street 
lamps. Road illumination came from 
the very few lanterns placed in front 
of area houses. 

That was Bintaro Jaya 16 years 

ago. What is it today? The name 

-Bintaro Jaya today suggests a com- 
fortable, even perfect concept of life in 
a residential area. Kota Taman 
Bintaro Jaya has been designed ac- 
cording to an environmentally friendly 
master plan created by a leading ar- 
chitectural group from the United 
States, Design Group. Beautiful, well- 
cared for gardens and green, leafy 
trees are found throughout Bintaro 
Jaya, creating a fresh and natural at- 
mosphere. And, supported by those fa- 
cilities creating a life-style for cosmo- 
politan people, Bintaro Jaya is really 
a “Home Sweet Home” for its resi- 
dents. Hence its nick-name “Kota 
Taman Bintaro Jaya, Hidup Nyaman 
di alam Segar” (Bintaro Jaya Garden 
City, Comfortable Life in Fresh Na- 
ture). 

Kota Taman Bintaro Jaya was 
developed in 1980 by PT Bintaro Raya, 
which started operation in 1979. The 
company’s name was changed to PT 
Jaya Real Property in 1992. The Chief 
Commissioner is property magnate 
Ciputra - who conceived the idea of the 
establishment of Bintaro Jaya — the 
country’s first satellite city. 

The making of Bintaro Jaya into a 
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prestigious residential area, Ciputra 
says, was because of his obsession 
with developing a new city similar to 
Kebayoran Baru in South Jakarta. 

“In the 1980s, people earned pres- 
tige for residing in Kebayoran Baru. 
Accordingly, buying houses in the area 
was extremely difficult work, while 
peoples’ desire for living there was 
strong. This incited me to create 
Bintaro Jaya,” Ciputra says. 

Ciputra said that the Bintaro 
Jaya area was selected because it was 
not far away from Kebayoran Baru. It 
had an unspoiled environment, with 
fresh breezes coming down from 
Mount Salak in Bogor, West Java. It 
was also located in the southern part 
of the capital city. “It is worth noting 
that many people still prefer living in 
South Jakarta to residing in other 
parts of Jakarta,” says Ciputra. 

Ciputra’s obsession to establish a 
new resettlement area that was both 
practical and high quality has materi- 
alized as Kota Taman Bintaro Jaya. 
With first-rate attributes epitomized 
by an acronym created by Ciputra, 
LOFABALINGGA — Lokasi (Loca- 
tion), Fasilitas (Facility), Bangunan 


Bintaro Jaya Central Business 
District 


(building), Lingkungan (Environment 
and Gaya Hidup (Lifestyle) — Kota 
Taman Bintaro jaya is the proven best 


of all in Indonesia. 


@ LOCATION 

Kota Taman Bintaro Jaya is a 
complete resettlement township lo- 
cated close to the Capital City of Indo- 
nesia, Jakarta. It is only about 15 kilo- 
meters away from Jakarta’s center, 
and can be easily reached from differ- 
ent parts of the City. Currently, it 
takes people around 40 minutes from 
the city center to reach Kota Taman 
Bintaro Jaya by automobile. During 
peak hours, drivers need only 50 min- 
utes to go from Jalan Thamrin, the 
main corridor of the City, to Kota 
Taman Bintaro Jaya. In the future, 
when the toll road linking Jakarta to 
Serpong and Bintaro Jaya has been 
completed, it will take drivers only 
about 30 minutes to reach Bintaro 
from Jalan Thamrin. . 
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@ FACILITIES 


An astonishing variety of facili- 
ties have been established at Kota 
Taman Bintaro Jaya, ranging from re- 
ligious buildings to clinical centers, 
shopping centers, sports and fitness 
centers, recreational and entertain- 
ment centers, and international 
schools. 

“Kota Taman Bintaro Jaya is the 
only new residential area in Indonesia 
which has three schools of the interna- 
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Tanto 


says Drs. 


tional level, 


residential area. 
A superior choice for families. 


Kurniawan, President Director of PT 


Jaya Real Property. 

Those international schools in- 
clude the British International School, 
Japanese School and Sekolah Global 
Jaya. The British International School 
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and Sekolah Global Jaya are in opera- 
tion already, while the Japanese 
school will be dedicated in 1996. 
Prince Edward of Britain dedicated 
the British International School in 
late 1993. Sekolah Global Jaya started 
operations this year. 

“And, with the declaration of 
Kota Taman Bintaro Jaya as an edu- 
cational city with international nu- 
ances, all facilities needed for the 
schools will be gradually established,” 
says Tanto. He explained that even 
more childrens’ play areas will be 
made available in order to develop 
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childrens’ creativity. 

PT Jaya Real Property, Tanto 
says, is considering cooperation with a 
leading U.S. university to establish a 
quality higher learning institute in 
Kota Taman Bintaro Jaya. “This aims 
at meeting the challenges of our Na- 
tion and time,” he adds. 

Aside from these educational fa- 
cilities, in an attempt to meet the 
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needs of expatriates living in Jakarta, 
town houses have been built in Kota 
Taman Bintaro Jaya, near the inter- 
national schools. In this way expatri- 
ates are enjoying the highest quality 
lifestyle. 

A trade center project is being 
completed at the Bintaro Jaya CBD, 
starting with the construction of the 
17-storey Gedung 
Jaya, which will 
measure 23,900 
sqm. The 
building’s service 
area will be 4,083 
sqm, and will be 
completed in early 
1997. Presently, 
Tanto says, all 
floors of Gedung 
Jaya have been 
sold out. | 

In order to 
support the opera- 
_ tion of the trade 
| “F | center, and real- 
Mi ize the vision of a 
future integrated 
city, Tanto says 
his company will 
the 
construction of all 


accelerate 


supporting facili- 
ties. Among them 
will be a shopping 
mall, sports cen- 
ter, townhouse, banking center, auto 
mart, markets and administration 
centers. 

Hopefully, In 1995 an interna- 
tional hospital will be built at Bintaro 
Jaya. There are two investors that 
have shown interest in investing in 
this project; one from Singapore, the 
second from Australia. 

Meanwhile, Ir. Diaz Moreno, the 
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Director of PT Jaya Real Property, 
said that, in order to accommodate the 
increase in the number of cars enter- 
ing Kota Taman Bintaro Jaya, the 
roads leading to the area are being 
widened. Jaya Property is also finaliz- 
ing an agreement with Perumka on 
the operation of an executive train 
linking Kota Taman Bintaro Jaya to 
Jakarta’s business center. “It is worth 
noting that Kota Taman Bintaro Jaya 
is the only resettlement area in Indo- 


nesia which has a railway station,” 
added Tanto. 

PT Jaya Property is also finaliz- 
ing an accord with a number of trans- 
port companies for establishing execu- 
tive shuttle buses linking Bintaro 
Jaya to Blok M, Jl. Sudirman/Thamrin 
and Kota. 


In line with Ciputra’s commit- 


ment to the development of the new 
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city, only very high quality design and 
materials will be used in the construc- 
tion of buildings in Kota Taman 
Bintaro Jaya. All houses in the city 
have been built with environmental 
concerns in mind by professional and 
experienced architects. There is a bal- 
ance between the size of buildings and 
the size of gardens, so that there is 
enough space for city dwellers to move 
around and feel comfortable. The 
housing in the area has been built 
without fences. 

As of the first quarter of 1995, 
Diaz Moreno says, 9,000 houses have 
been built on 400 of the 1,721 hectares 
of land allowed for residential use. 
“The number of houses in the area has 


increased by between 1,500 and 1,600 
units annually,” Diaz says. 

“Ninety percent of the 9,000 units 
have been occupied immediately upon 
completion. The majority of their own- 
ers are young professionals, aged be- 
tween 28 and 42, who earn no less 
than Rp 3 million a month. Kota 
Taman Bintaro Jaya’s population has 
increased by 5,000 people annually, 


(Right) Gedung Jaya office build- 


(Left) Existing rail transport at 
Bintaro willbe enhanced. 


ing. Allits office space is sold out. 
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assuming that each home has four 
people living in it. During the first 
quarter of 1995, the city’s population 
reached 40,000 people. This is no 
small number considering that devel- 
oping a new resettlement area and, at 
the same time, bringing people into 
the area is not easy work. Many devel- 
opers have been successful in selling 
houses, but very few have been able to 
attract people to live in the houses 
immediately upon the completion of 
construction. Many houses in other 
new residential areas are not yet occu- 
pied. They differ from Bintaro Jaya, 
where thousands of houses are al- 
ready occupied. That is why life in 
Bintaro Jaya is so dynamic - the high 
mobility of area’s population. 

Also, Jaya Real Property is the 
first developer in Indonesia that pro- 
vides a 12 months sales guarantee. 
This shows that JRP is very confident 
of the quality of housing they provide. 

“We have been successful in 
bringing in so many people because of 
our vision to develop Kota Taman 
Bintaro Jaya by providing satisfaction 
to consumers. However great our work 
is, we are nothing without consumers. 
For us, therefore, the top priority is 


the needs of consumers,” Tanto says. 
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@ ENVIRONMENT 


It is undeniable that Kota Taman 
Bintaro Jaya is a City with an Envi- 
ronmental Vision. The preservation 
and maintenance of nature is strongly 
felt when people enter the area. Gar- 
dens are well maintained, complete 
with leafy trees which refresh the air, 
all creating a natural, comfortable set- 
ting. The singing of birds greets every- 
one who comes to Kota Taman Bintaro 
Jaya. People can also see that this 
town is free from waste, with clean 
and fresh gardens and parks for 
people to enjoy. 

All this is possible because PT 
Jaya Real Property is deeply con- 
cerned with environmental preserva- 
tion. In the resettlement area, people 
can find a plant for treating organic 
and inorganic waste. Organic waste is 
changed into compost, which is used 
- for fertilizing parks and gardens. Inor- 
ganic waste is recycled. 

In order to make the area remain 
green and natural, a plant nursery has 
also been established. Aside from 
treating damaged plants, the hospital 
also serves to cultivate seedlings. 


@ LIFE STYLE 


The life style of people living at 
Taman Kota Bintaro Jaya is epito- 
mized by the friendly atmosphere one 
finds there. There is harmonious in- 
teraction between families. Taman 
Kota Bintaro Jaya’s residents are 
proud of living in the area’s friendly 
and joyful atmosphere. Taman Kota 
Bintaro Jaya is their home. 

PT Jaya Real Property provides 
city dwellers with activities which en- 
able anyone living in the area to inter- 
act with their neighbors and have a 
harmonious life. Such a condition has 
long been created at Kota Taman 
Bintaro Jaya. In every neighborhood 
in the area, various community groups 
have developed activities. 
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PT JAYA REAL PROPERTY 


een nian 


THE PROVEN DEVELOPER ~ 
WITH GOLDEN ACHIEVEMENTS 


Taman Kota Bintaro Jaya, the 
most comfortable, most complete in- 
tegrated residential area, is the work 
of PT Jaya Real Property, the devel- 
oper which has a trunkful of awards 
for the excellence of their new city. It 
crowning achievement was the 
“Wreksa Parahita” award given by 
the government in conjunction with 
the celebration of the 50th anniver- 


sary of the country’s proclamation of 


ir. Ciputra shakes hands with 


President Soeharto after recieving © 


the Wreksa Parahita award for the 
Bintaro Jaya development. 


independence. It is the highest award 
in the field of investment, and the 
first obtained by a housing developer 
in Indonesia. 

It is not exaggerating to say that 
PT Jaya Real Property, a subsidiary 
of the Pembangunan Jaya Group, is 
the country’s best developer. Its 
achievements since 1979, when it was 
established, are amazing. It is as if 
the company is destined to receive ev- 
ery award dealing with environmen- 


| tal preservation and city arrange- | 


_ First Prize in the All-Jakarta Middle- | 
| scale house Selling Contest (1986), 
_ First Prize in Environmental Arrange- | 
- ment of Real Estate Category (1987), 
_ First Prize in the All-Jakarta Environ- | 


line with the celebration of the 33rd 


| Aug 11, 1995, in Merdeka palace. 
| The award was also presented to 17 


| 


ment. PT Jaya’s achievements include | 
First Prize in the All-Jakarta Environ- | 
ment Arrangement Contest (1987), 


ment Garden Contest (1988), First | 
Prize in the National Contest of Re- 


settlement Area Re-greening (1986), 
First Prize in the Housing and Re- 


settlement Environment Contest in 


National Nature Conservation (1993) 
and many others. 

The Wreksa Parahita award is 
the most prestigious award ever ob- 
tained by the developer. President 
Soeharto presented the award on | 


other companies of all industries on 
the same occasion, including eight lo- | 
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Puri Jaya 
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ment, infrastructure development and 


_ building construction, building leas- 


ing, land clearing, selling and utiliza- 
tion. It is a sister company of PT 
Pembangunan Jaya, which has been 


Listed Developers Land Holdings 


in Tangerang 
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cal and nine foreign companies. The 
18 were among 158 firms recom- 
mended by provincial governors and 
related cabinet ministers throughout 
the country. PT Jaya Real Property 
is the first and only residential prop- 


erty developer to receive the Wreksa | 


Parahita award. 
Wreksa Parahita means investing 


capital in the interest of the commu- | 
| nity. The criteria adopted for deciding | 
the winners includes realized invest- | 
| ment, manpower, commercial opera- | 
| tion, business integration, environmen- _ 
tal friendly development, contribution | 
| to the society and environment, project — 


| realization compared with plans, tax 


| payment, reports on investment activi- | 


| ties (regular and continual reports on 


| LKPM) and technology transfer (on the | 


part of foreign companies). 


Judging from the above men- | 


tioned criteria, it was very reasonable 


that PT Jaya Real Estate Property re- | 
ceived the award. Excellence in all the | 


criteria mentioned has been the basis 
for the company’s operation. 
PT Jaya Property has made great 


leaps since May 25, 1995. The com- | 


pany is involved in real estate develop- - compared with Rp 103.683 billion in 


Summarecon 


Bintaro 


Moderniand Ciputra Lippo Land 


listed on the Jakarta Stock Exchange, 
the first company of the Pembangunan 
Jaya Group to go public. In its initial 
public offering (IPO) in mid-June, PT 
Jaya Property obtained Rp 182 billion 
in fresh funds. 
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1993 — an increase of 166 percent. Its 
profit increased last year by 66 per- 
cent to Rp 136.192 billion. The 
company’s net profit also increased 
from Rp 29.295 billion in 1993 to Rp 
95.227 billion in 1994. Net profit per 
share rose to Rp 446 last year from Rp 


| 281 in 1993. This means its profitabil- 


ity ratio was as follows: Gross Mar- 
gin: 0.57, Net Profit Margin 0.36, 
ROA: 0.36, ROE: 0.19, and the firm’s 


| EPS was 446. 


Over the past two years, the 


company’s assets have also increased. 


By the end of 1993, the assets 
amounted to Rp 360.500 billion, com- 
pared with Rp 645.672 billion last 
year. 

Its capital also went up to Rp 
465.525 billion last year, up from Rp 
202.389 billion in 1993. But, its debts 
also increased to Rp 178.387 billion 
last year, up from Rp 158.111 billion in 
1993. Therefore, the company’s liquid- 
ity ratio is: Current and Quick Ratio: 
1.72. In terms of the Solvability ratio, 
its DER: 0,39 and DR: 0,09. PT Jaya 


Property currently ranks first among 


maa Land inventory cost s_Average sales price-Housing  s__=_ Average sales price-Land 


Last year, PT Jaya Property, with | 


Drs. Tanto Kurniawan as its Presi- 
dent Director, was successful in ob- 
taining Rp 268 billion sales turnover, 


the 19 listed companies involved in the 


_ hotel, property, real estate and con- 
_ struction businesses, as seen from its | 
_ fundamentals. 
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PURI JAYA 


After its success in developing 
Kota Taman Bintaro Jaya in south 
Jakarta, PT Jaya Real Property, dur- 
ing the country’s Golden Anniversary, 
launched Puri Jaya, a quality residen- 
tial area in western Jakarta. 
The project is based on a 
novel concept - the first ever 
used in Indonesia - to make 
the area an ideal place for en- 
trepreneurs who strive for 
success in both their business 
and in their family life. 

Developing a quality, 
comfortable residential area, 
requires vision and well- 
thought-out planning. In or- 
der to materialize a concept 
which suits such a commit- 
ment and vision, enough time 
should be given to experi- 
enced professionals so that 
they can intensively and com- 
prehensively analyze all as- 
pects of the development of a 
new city. PT Jaya Property, 
due to its vast experience, is very well 
aware of this. All preparations for the 
development of the new residential 
area have been made since the middle 
of last year. 

“We want to turn out quality 
products in the real sense, which is 
different from other products which 
are value added. Therefore, we spent 
a quite long time analyzing the con- 
cept for the new project we want to 
implement, including Puri Jaya. We 
have never launched new products if 
all things related to their develop- 
ment have not been well prepared,” 
says Ir. Budi Karya Sumadi, Puri 
Jaya Director. 

Budi explained that all aspects 


JAYA PROPERTY’S 
ENTERPRISING NEW CITY 


of the first launching of Puri Jaya on 
Sept 22, 1995 were well prepared. 
The new concept is the first ever at- 
tempted in Indonesia, mixing the 
needs of families and the business 
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world. Puri Jaya will be developed in 
accordance with the characteristics 
of the majority of people living in 
western Jakarta, who are entrepre- 
neurs. “The motto we have created 
for this city is Success in Family, 
Success in Business. As a city of en- 
terprise, it is planned that a 150 ha 
business district will be established, 
designed by Kaplan McLaughlin 
Diaz (KMD),” he said. 

In addition, the city’s masterplan, 
siteplan, and scale model have been 
produced by world’s leading designers 
- Calthorpe and Solomon and Kaplan 
McLaughlin Diaz (KMD) from San 
Francisco, of the U.S. The designs for 
houses of various types have also been 
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completed. Also, the Gate & Family 
Centre were designed by Sandy & 
Babcock of the USA. 

Moreover, in order to create a 
residential area with complete means 
and infrastructure, Budi says, PT 
Jaya Real Property has gotten 


————— 
| 


Residdntiial MaighBortiood: 


The Puri Jaya Central Business 
District Masterplan 

Designed by Kaplan McLaughlin 
Diaz(KMD) of San Fransisco. A 
business area with a green, healthy 
environment. 


confimation from the electricity com- 
pany PLN. The company has also 
reached an accord with the clean wa- 
ter company PDAM based on consulta- 
tion with DHV (Netherlands). PT 
Jaya Real Property and Telkom have 
also agreed on the provision of 3,000 
telephone lines for Puri Jaya. 

“We have also negotiated with 
transportation companies. The plan 
involves public transportation that 
will serve on the route between Pasa 
Kemis and the center of Jakarta. This 
may include a Pasar Kemis-Blok M 
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route, and Pasar Kemis-Kota route. 
And, in order to provide transporta- 
tion within Puri Jaya and the sur- 
rounding areas, we plan to cooperate 


with smaller transport companies 
(angkot),” said Budi. 

As a new residential area, pro- 
jected to become a comfortable city for 
entrepreneurs and their families, Puri 
Jaya will have its own identity and 
characteristics. Its appearance differs 
from any other residential area in the 
country. Aside from its environmen- 
tally friendly arrangement, Puri Jaya 
uniqueness can clearly be seen 
through its entry gate, building de- 
signs and supporting facilities. 

in regards to building design, 
houses have been built such that they 
look like two-story buildings. The 
houses also look elegant. This goes 
line with the function of these houses 
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for entrepreneurs, including their 
function as symbols of success. “So, 
seeing the houses in this residential 
area means seeing Puri Jaya,” Budi 
says. 

The facilities established in Puri 
Jaya also symbolize Puri Jaya’s family 
atmosphere. They show that the re- 
settlement area is the suitable place 


for children’s growth. Facilities for 


children, and entrepreneurs, will be 
given top priority in Puri Jaya. The 
Kids Center, for instance, will be 
coupled with a library for children, so 
that children can play and learn in the 
same place. 

Furthermore, as a city of enter- 
prise, new facilities will be built in ac- 
cordance with the needs of city dwell- 
ers. “In the initial phase, we shall not 
build a large mall because the need for 
it is still not so strong. Moreover, area 
consumers will be burdened, since 
they have to buy goods sold at the mall 
at high prices because of the big funds 
used for constructing the building. 
“We don’t want that to happen,” says 
Budi. 


But, Budi says, this does not 
mean that large-scale buildings will 
never be constructed in Puri Jaya in 
the future, including malls. “All these 
facilities are included in our long-term 
plans, and are adjusted to the needs of 
Puri jaya’s dwellers,” Budi says. 

“And, in order to show the fight- 
ing spirit of entrepreneurs, we plan to 
produce a mascot for Puri Jaya: a 
goshawk.The bird looks 
elegant, energetic and 
ambitious,” Budi says. 

Judging from the 
very well-thought pre- 
parations for Puri 
Jaya’s development, it 
is developers are confi- 
dent about the future 
development of the 
residential area. “Aside 
from the fact that Puri 
Jaya is developed by 
Jaya Property, which 
has become so popular 
and has won public 
trust, the residential 
area is being developed 
with a clear concept, it 
has strategic location 
and high quality infra- 
structure and build- 


for Puri Jaya.Where families 
will grow and prosper. 


ings. Its development is based on envi- 


ronmental vision, giving priority to the 
needs of consumers, the development 
of new life style and capital gain,” 
Budi added. 

In addition, Puri Jaya will be able 
to grow and develop in a short time. It 
is located in western Jakarta, the 
Capital City’s main growth corridor. 
Puri Jaya is located between the rap- 
idly growing industrial centers be- 
tween Jakarta and Merak. “In the 
near term, owning a house in Puri 
Jaya will mean you are very fortu- 
nate,” Budi said. 
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Taman Impian 
Jaya Ancol 
dream land, 
the largest re- 


creational and 
entertainment 
center in 
Southeast Asia, 
is continuing to 
develop. 
Commerical 
properties are 
coming next 


= SOME HISTOR) 


When the country’s economy was 
in a shambles, with inflation soaring 
to three digits, Architect Ciputra and 
his colleagues proposed that a modern 
shopping center be built in the slum 
area of Senen. After evaluating that 
proposal, the DKI’s Governor Dr 
Soemarno established PT Pemba- 
ngunan Jaya on September 1, 1961. 


From left to right - Ir. Soekrisman, 
Drs. H. Sapardjo Atmotenojo, 

Ir. Osman Krisman Aruan and 

Ir. H.Daryanto Mangoenpratolo. 


Following their success in devel- 
oping the Senen Project, PT Pemba- 
ngunan Jaya accepted an order to de- 


recreational area was evident. 
Based on this spectacular suc- 


velop the Ancol area in 1966. PT 
Pembangunan Jaya then began the 
historic and on-going project at Ancol, 
which continues today. 

| Soon the success of this group in 
transforming this swamp area into a 
popular, world-renowned park and 


cess, with the DKI Jakarta Governor’s 
permission, an agreeent was made on 
September 17, 1990 to establish PT 
Pembangunan Jaya Ancol as a joint 
venture company composed 80% by 
the DKI government and 20% by PT 
Pembangunan Jaya. 
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Developing a modern recreational 


center affordable to people in a coun- 
try with a Gross Domestic Product 
(GDP) of only US$200 at that time was 
not an easy undertaking. : | 
“Our business strategy in devel- 
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oping the Ancol area was simple,” said 
Daryanto, a of PT 
Pembangunan Jaya Ancol, which 
manages Taman Impian Jaya Ancol 
(TIJA). “The development of the area 
has been implemented in phases, in 
accordance with the development of 
people’s buying power.” 

For example, how much could be 
charged for entrance to Dunia Fantasi 
(Fantasy World), the world-class 
amusement park, if it had been built 


Director 


years ago, when average income levels 
were so much lower? The entrance fee 
would surely have been too high for 
most people. 

From the beginning, the develop- 
ment of TIJA has been implemented in 
phases. 


@ DUNIA FANTASI, 
FANTASTIC FUN 
FOR YOUNG 
AND OLD 


Inspired by recreation centers 
having the characteristic of theme 
parks; particularly Disneyland in the 
United States, Dunia Fantasi has a 
wonderful array of rides and attrac- 
tions which will thrill and entertain 
the entire family, from 3 to 103. 

_ Dunia Fantasi is the largest 
theme park in Southeast Asia. The In- 
ternational Herald Tribune reported 
that Dunia Fantasi TIJA ranked sixth 
among the world’s theme parks in 
terms of the number of visitors to the 
park. 

Dunia Fantasi presents attrac- 
tions, games and facilities which have 
a mixture of art and technology, cre- 
ated by Indonesian experts. Theater 
Rama-Sinta, the latest facility in 
Dunia Fantasi, is an example. In- 
spired by parts of the Ramayama epic 
telling of the kidnapping of Princess 
Sinta, visitors are led around a futur- 
istic town. Then, visitors are invited to 
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take part in the “battle to free Princess 
Sinta” in a fantasic display of laser 
lights, sounds, and action. 


BOTHER WORLD- 
CLASS RECRE 
ATION 


In cooperation with the Lippo 
Group through the BOT system, at an 
investment of Rp 30 billion in 1994, 
TIJA established the gigantic, world- 
The 
aquarium, which utilizes high technol- 


class Sea World Aquarium. 


s ee eee 


: Dunia Fantasi at Ancol. 


A new place to stroll and shop 
near the exciting facilities of 
Ancol. 


ogy and houses thousands of marine 


species of plants and animals, is an 
important part of the third phase of 
Ancol development. 

To compliment the Oceanarium, 
Gelanggang Samudra and Sea World, . 
there will be a second theme park - 
Animal Kingdom. These zoological 
wonders, located close to each other, 
will entertain millions of visitors from 
all over Asia, and educate them. 

In addition, in coorperation with 


Jan Darmadi 


Corporation, PT 
Pembangunan 
Jaya Ancol has es- 
tablished the 
Travelodge Hotel, 
a hotel for fami- 
lies, with com- 

plete playing fa- 

cilities for chil- 
dren. Families 
visiting the above 
facilities will have 

a place to rest. 

A former rac- 
ing circuit has 
been changed into 


an open stage 


Indonesia’s best-loved Theme 


Park. 
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Arena for big national and interna- 
tional shows. Among the interna- 


tional artists performing on this stage 
recently was Phil Collins and Bon 
JOVI. 

With an annual growth rate of 25 
percent, supported by investments 
amounting to between Rp 20 billion 
and Rp 30 billion annually, having 
visitors numbering 11 million people 
annually, and easiliy acessible from 
different parts of Jakarta, TIJA con- 


tinues to establish itself as one of | 


Jakartans’ basic needs. 
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Each facility offered by TIJA is 
unique. There are currently seven 
groups of recreational facilities in 
Ancol. First, there are natural and 
beach recreational attractions, includ- 
ing Pantai Marina, Pantai Bagus, 
Pantai Pancing and Pantai Molek. 

Secondly, there are sports facili- 
ties, including the 18 hole golf course, 
tennis courts, swimming pools, bowl- 
ing, and badminton. 

Thirdly, there are education-ori- 
ented facilities, including Gelanggang 
Samudra and Sea World. 

The fourth group deals with art, 
recreation and entertainment shows, 
including Pasar Seni, the Music 
Stage, and arenas for leather puppet 
shows, Lenong drama and dance 
shows, Srimulat commedies, and 
other traditional art shows. 

The fifth group is the hotel and 
restaurant group, including Hotel 
Horison, Hotel Wisata Remaja, Putri 
Duyung Cottages, Seaside Restaurant 
and Ancol Travelodge. 
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The sixth group deals with the 
recreational use of technology, includ- 
ing Dunia Fantasi. 

The seventh group consists of re- 


tail and commercial activities. 


lt ae) 


. 1 i | , x ay faa 7 ae 
ia ie A ~ ta tw 
ow UH FAI Blond 


nhs » | > ee a = 
| \\ fit | f r Ja) = rN = - 
oWat iia a AY [1 


VIVAL Al 


E\ 
| 


WS Wie‘ > WY . La 
AN ING ‘al Wi Ad OK 
’ \ yy | YAY, Lo rf 
a AS] \ | \ , = N 


i A 
w £ ie EN 


The development of Ancol Walk, 
a brilliantly conceived shopping and 
recreational area, shows the inno- 


vation of TIJA in responding to new | 
trends. TIJA has found that the shop- | 
ping mall business will thrive in the | 


country in the near future because 
families want to shop and have recre- 
ation at the same time. 

On a 300,000 sqm area between 
Dunia Fantasi in western Ancol and 
the Oceanarium to the east (cur- 
rently housing Sea World and 
Gelanggang Samudra) Ancol Walk 
will be established. Ancol Walk 
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comes under the seventh category of 


facilities developed by § PT 
Pembangunan Jaya Ancol. 

In the Ancol Walk area, two hotel 
towers, dozens of shops and a mall will 


be established. The commercial facili- 


near the beach 


ties will operate in an integrated man- 
ner, making visitors enthusiastic to 
move from one area to another area in 
TIJA. 

“People who come to City Walk at | 
Universal Studios in Los Angeles, 
USA, will find that Ancol Walk is simi- 
lar to it,” says Daryanto. But, Ancol 
Walk will be unique, he adds. 

Visitors coming to Ancol Walk 
will be offered shopping as the first | 
item on the menu. The products of- 
fered will vary, ranging from art items | 
to sandals; from high-tech products to 
traditional ones. 

The display of traded goods will 
be supported by various attractions, 
ranging from fashion shows to cultural 
seminars. And, after roaming Ancol 
Walk for a while, visitors who begin to 
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tire can find restaurants offering a 
wide variety of food and drink. There 
will also be road music shows which 
will entertain those enjoying coffee in 
street cafes. 

With the addition of Ancol Walk, 
TIJA will be a place where visitors will 
want to stay for days at a time. 

Tourist convention packages will 
also be offered at Ancol Walk. After at- 
tending a tiring seminar, participants 
can loosen up at the various entertain- 
ment and eating facilities in Ancol 
Walk. 


m@ RESIDENTIAL 
ANDINDUS - 
TRIAL RESORTS 


Aside from providing the finest in 
recreational and entertainment facili- 
ties, unmatched in Jakarta, TIJA - 
which in 1994 won the FIABCI Prix de 
Excellent Award for the property lei- 
sure category, and the Merit Award 
from Pacific Coast Builders - has also 
provided residential and industrial re- 
sorts. 

In eastern TIJA, 500 houses have 
been built (landed houses), on a 78 
hectare site and with 800 houses have 
been built in the western part of the 
Ancol. 


CHART OF INCOME, INVESTMENT & PROFIT 


1990 - 1995 
120,000 


100,000 
80,000 
60,000 


40,000 


(Rp millions) 


20,000 


O E =] 
Investment Income 


Last year, PT Pembangunan Jaya 
Ancol transferred the right to use land 
in western Ancol, measuring 3 hect- 
ares, for the construction of six 
condominum towers. City Island De- 
velopment from Singapore will build 


these condominium towers. 

Industry has also been developed 
in TIJA, including several factories, 
and an automobile assembling plant 
(Volvo). 


RECLAMATION 


Undoubtedly, the quite rapid 
growth of indus- 
trial, residential 
and tourist facili- 
ties in TIJA will 
cause it to develop 
into an integrated 
TIJA will be 


able to expand its 


city. 


area in the future 


by reclaiming the 


Profit Before Tax beachfront area 


inRp millions Source: TIJA 
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PT 
ngunan Jaya Ancol 


Pemba- 


has been active in 
supporting, even 


pioneering in the 


Dunia Fantasi. A place 
Indonesians point to with 
pride. 


development of the “Waterfront City 
Jakarta PT 
Pembangunan Jaya Ancol will reclaim 
other sites in Ancol for Ancol Walk and 
other facilities. 

PT Pembangunan Jaya Ancol is 
now preparing the development of 
10,000 to 15,000 apartment units. This 
will increase the population in TIJA to 
100,000 people, who will provide a cap- 
tive market for TIJA’s entertainment 


International”. 


facilities. 

The apartment project will in- 
crease TIJA’s area by an estimated 65 
hectares and is an integrated program 
with the Jakarta Waterfront reclama- 


tion project. 

The development of Taman Impian 
Jaya Ancol has once again shown the ex- 
pertise of Ciputra and PT Pemba- 
ngunan Jaya Ancol in taking full advan- 
tage of new business opportunities in 
Indonesia. Their work at Ancol has 


been a boon to Indonesia. 


KO TRA MoA N DPD: IR 


‘Ciputra’ S aveuh of déeelobine Bumi Serpilite Damai. (BSD) 
into a Self-Contained City (Kota Mandiri) has been realized. 

The city, located in the southern part of the Tangerang Regency, West 
Java, now looks amazingly complete,.even though only the firs t phase of 
the project has been finished. This is because all supporting facilities 
needed for such a large new city have already been made available. 
When fully completed, it will cover 6,000 ha of land and be 
the home of 600,000 people. BSD is much more than just a collection 
of residences, it will include a CBD, shopping centres,sporting and 

recreational pre a ine E feapytal and educational facilities. 
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Things were much different eleven 


years ago, when Ciputra, the country’s 
leading property figure, launched his big 
dream. Many then did not believe in 
Ciputra’s vision of a self-contained city 
(spread across two districts - Legok and 
Serpong-in the Tangerang regency)such 
as Bumi Serpong Damai. This concept 


has been acknowledged by great names 
such as Sudwikatmono, Sudono Salim 
and Eka Tjipta Widjaja. In typical fash- 
ion, Ciputra’s ambitious dream has been 
met, although that's still far from fin- 
ished. 

Many visitors have come to BSD, 
ranging from the curious to Indone- 
sian and foreign government officials. 
They are amazed by the development 
of the city. President Soeharto on Oct 
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17, 1992 found time to come to BSD . 
The special visits made by high rank- 
ing officials have been a source of pride 
on the part of Ciputra and other lead- 
ers of the consortium which has devel- 
oped BSD. 

As time goes, on this dream of 
Ciputra and the other founding fa- 
thers of BSD has, more and more, be- 
come reality. In truth, BSD is a contri- 
bution to the community, the state and 
the nation. 

Thorough consideration was 


given to all factors before the con- 
sortium which began BSD decided 


upon the best location for a self-con- 
tained city. Serpong has geo-eco- 
nomic advantages. It is located near 
the Jakarta-Merak tollway - an eco- 
nomic traffic artery linking West Java 
to Sumatra. It is divided by the 
Cisadane river, a state road linking 
Tangerang to Bogor, and the Jakarta- 
Merak railway. Only 25 kilometers 
from Jakarta, Serpong is an ideal 


place for a self-contained city. It is nei- 


ther too far from, nor too close to, 
Jakarta. This city and Jakarta will not 
press upon each other. 

Communications between Ser- 
pong and Jakarta are also very 
smooth. Serpong’s access to Jakarta is 
served by the wide Jakarta-Merak toll 
way. Aside from that, access to 
Jakarta is also served by the Jakarta- 
Merak railway, which passes through 
Serpong. For those preferring to travel 
by train, comfortable travel is avail- 
able. BSD will cooperate with the 
state railway company, Perumka, to 
operate executive trains linking 
Serpong to Bintaro 
and Jakarta. The 
trains will operate 
soon. 

In the near fu- 
ture, access to and 
from BSD will be a 
with the 
completion of the 


breeze 


Serpong-Jakarta toll 
way, which will pass 
through Kota Taman 
Bintaro Jaya (the 
Bintaro Jaya Garden 
City), and connect 
with the Pondok 
Indah Outer-Ring 
Road. With the 
completion of the 
Serpong-Jakarta toll 
road, BSD will be the 
first 
area served by two 


resettlement 


Artists's impression of the 1,300 ha, 
Phasel development of BSD. 


tollways. 


Another consideration for estab- 
lishing a city in Serpong is the 
Jabotabek Masterplan (RUTR), which 
stipulates that the physical develop- 
ment of resettlement and industrial 
areas is directed the East-West axis. 
Jakarta’s North-South axis can not 
provide resettlement and industrial 
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BSD Plaza. A full range of facilities 
forresidents. 
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areas because northern Jakarta is a 
coastal area and the southern part of 
the capital now serves as a water ab- 
sorption area. Therefore, the Bekasi 
regency to the east and its western 
counterpart, Tangerang, have been 
recommended, according to presiden- 
tial decree, for future resettlement 
and industrial areas. De jure, the 
presidential decree has not been pro- 
mulgated, but it has de facto served as 
the term of reference for the plans and 
programs for the development of the 
Jabotabek area. 

Also, according to the basic pat- 
tern of the Tangerang regency’s devel- 
opment, there are several develop- 
ment areas. The Development V area 
covers the southern part of the 
Tangerang regency, including Ser- 
pong. So, Serpong has been included 
as one of the regency’s development 
areas. Moreover, Serpong is viewed 
having much potential because of its 
relatively small population (between 
20 and 30 people per hectare) as re- 


cently as 1983. 
The development of a large-scale 


new cities requires vast areas of land. 
Serpong already has a vast area of 
land, including an unproductive rub- 
ber plantation owned by a state-owned 
company. 

The selection of Serpong for BSD 
was made after a number of alterna- 
tives had been thoroughly discussed. 
Those alternatives had been decided 
by the Tangerang regency government 
and the Central Government. Location 
selections based on the potential of 
concerned areas had been viewed im- 
portant for estimating the viability of 
the new city. This is important be- 
cause the development of new cities, 
according to the basic development 
policy, is directed towards regional de- 
velopment. Planning a new city must 
take into account its contribution to 
surrounding areas and nearby cities 
and towns, particularly the capital 
city. The demographic (migration), 
economic and physical aspects must be 
thoroughly studied. (B. Kombaitan 


and Djoko Sujarto, 
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Perencanaan Kota Baru; or the Con- 


ception of New City Planning). 

BSD New City has been planned 
with a large-scale self-contained city 
concept. BSD has been created in an- 
ticipation of new developments during 
the 21st century. It is not strange, 
therefore, that Far-sighted planning 
is an integral part of BSD. This can be 
seen in the master plan of BSD’s re- 
settlements, its social facilities, public 
facilities, as well as many others, such 
as trading and industrial facilities. 
All of them have been arranged so that 
BSD can meet the needs of future resi- 
dents, through an integrated system. 
The meaning of “mandiri” (self-con- 
tained) is to be valid ‘From cradle to 
grave.” 

In order to accelerate its self-sus- 
tained capacity, BSD adopted the 
skipped development system, unlike 
other resettlement areas which just 
wait until Jakarta’s development 
reaches them. BSD has established a 
new city core, which is integrated with 
both BSD and the entire region. This 
means that BSD integrates its devel- 
opment plans with existing plans, 
from both the government and non- 
governmental. 

BSD’s self-contained capability 
will be achieved, not only when it has 
adequate infrastructure and facilities, 
but when it also is able to absorb be- 
tween 60 percent and 70 percent of its 
resident workforce. This means that 
BSD’s majority population will not 
commute like residents of other 
projects in J abotabek. According to re- 
search conducted in 1993 by BSD’s 
management, 49 percent of BSD’s resi- 
dents worked in the city and sur- 
rounding areas. This was contradic- 
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tory to the original plan that, during 
the first five years, only 10 percent of 
the city’s population would work in 
BSD. According to the plan, this num- 
ber was estimated to increase by 10 
percent during the following five 
years. In fact, during the first three 
years alone, 31 percent of the city’s 
population worked at BSD and in sur- 
rounding areas. 


PROGRESS 


For lay people, the scenario se- 
lected for the development of BSD 
may not be easily understandable. It is 
not surprising, therefore, that, in the 
early years, many people seemed re- 
luctant to live in Serpong. But now, 
the city’s current and future develop- 
ment shows that the selection of the 
chosen scenario has been validated. 
And now residents are choosing BSD 
for their homes in greater and greater 
numbers. 

BSD’s housing can be divided into 
four general categories. The first cat- 
egory is the small-scale housing cat- 
egory. The category covers the types: 
21 sqm house/60 sqm land, 27 sqm 
house/90 sqm land, 36 sqm house/ 
112.5 sqm land and 45 sqm house /160 
sqm land and includes RSS (very 
simple houses). 

The second category is the 
middle-scale housing category. This 
category covers different styles of 
houses ranging from 40 sqm house/84 
sqm land to T375 sqm house/500 sqm 
land. 

Also, there are large houses on 
different size lots, starting from 1250- 
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Shop houses in BSD. The best 
facilities and design ina modern, 
cleanenvironment. 


3000 sqm of land located at Bukit Golf 
(the golf estate). The Wisma Bhanda 
category consists of various types of 


shophouses. 

In addition, BSD has also devel- 
oped Taman Telaga Golf— a new, ex- 
clusive residential area, with only 
around 200 plots, each measuring 500 
sqm on average, located in a natural, 
beautiful lake environment. 

When it comes to low-income 
housing, BSD has played a leading 
role in supporting the national hous- 
ing program for low-income earners. 
BSD has developed thousands of 
simple houses. 

In 1994, BSD built a very simple 
house (RSS) complex, which was dedi- 
cated in 1995 by Housing State Minis- 
ter Akbar Tandjung. “As far as I know, 
they are the best RSS houses ever 
built in Indonesia, equipped with the 
best facilities,” Akbar Tandjung said. 

All houses were built with special 
touches, so that their residents could 


feel comfort and pride in their 
home. “This is evidence of our 
commitment. We are concerned 
about the lot of all layers of soci- 
ety,” says PT BSD President Director 
Budiarsa Sastrawinata. 

The development of RSS houses 
in BSD was given great attention be- 
cause of its high quality, which is 
matched by the city’s middle-scale and 
large-scale homes. 

About 1,000 ha of the mega- 
project’s vast 6,000 ha of land have 
been utilized. On this 1,000 ha, 8,847 
houses have been built, of which 5,090 
(57.53 percent) are small houses (21 
sqm and 45 sqm). Of the remaining 
2,690 units (30.41 percent) are middle- 
scale houses, and 1,067 (12.06 per- 
cent) are large. 

Judging from the 1:3:6 concept of 
housing development (which requires 
6 small houses built for every 3 me- 
dium and single large house), 77.43 
percent of the houses already built in 
BSD are of the small category. Ac- 
cording to Budiarsa, BSD’s develop- 
ment of development of small, middle 


and large houses has been carried out 
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have already been developed, basic 
utilities are now being enjoyed by sat- 
isfied residents. 


BUMI SERPONG 
DAMAI PLAZA 


Since June 26, 1993, BSD’s facili- | erg. Another interesting feature is the 
ties have been more complete with the establishment of Taman Jajan Kaki 
dedication of an integrated shopping | Lima, which accommodates 60 food 


| 
| 


center, Bumi Serpong Damai Plaza. vendors. With the so many facilities 
The plaza, the construction of which = and activities, BSD has become more 
cost Rp 15 billion (US$7 million), hasa and more lively. It is a city bustling 
dual function - as both a shopping and | with many social and economic activi- 
an entertainment center. ties. 

Located in Kawasan Niaga (Trad- In order to support the operation | 
ing Area) Sector IV, Bumi Serpong | of the development’s economic base, a 
Damai Plaza houses department | number of facilities have been devel- 
stores, and restaurants. Popular oped. In the telecommunications field, | 
names such as Indomart supermarket, | one STO unit has been constructed. In 
Kentucky Fried Chicken, Optik anticipation of the globalization era, 


Melawai, Bata, Sempati Air, BSD 21 | Bsp has also begun operation of the | 
cineplex and Gunung | , 
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in different blocks. Small-scale houses 


Agung have stores there. 
stand face to face with houses of a 


similar category, but are back to back @ BUSINESS a ae oe a 
a 


with middle-scale houses; middle- 


level houses stand face to face with the CENTER 


houses of similar type, but are back to 


back with large-scale houses. This 


means, each house block retains the The Business Center 


spirit of integrated togetherness in also has six banks operat- 
line with the 1:3:6 concept. With this 


block concept, all available facilities 


ing, including Bank Jaya, | 
Bank Tabungan Negara, 
Bank Mua-malat, BNI 46 


can be enjoyed by all city dwellers, cre- 
and other banks owned by 


ating a harmonious, socially minded 
iene Re: the government and the 


This mega-project being carried private sector, as well as 
Sari Kuring Restaurant 
and McDonalds . The com- 


modities sold in the area 


out in Serpong is still continuing. 
When completed, the 6,000 hectares of 
land there will house a population of 


about 600,000 people - who will live in include furniture, five- 


140,000 houses. This will require the 
constant construction and mainte- 


and-dime goods’ and 
clothes. 
A traditional market 


nance of facilities in order to accommo- 


date the ever growing dynamism of will also be established in 


life for these residents. As a self-sup- BSD, providing a nostalgic 


porting city (mandiri), BSD must not atmosphere for city dwell- 
become a burden for Jakarta, and, | 
therefore, BSD vows to establish all 
necessary facilities at the area. 


On the 1,000-ha of land, which 


The Golf course - designed by the 
World-famous planner and golfer 


Jack Nicklaus. PRES EL Se AE IME OS 
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Internet world-wide communications 
system, which enables city dwellers to 
communicate through computers 
around the world. 


BSD’s self-sustained nature has 
become apparent with the rapid devel- 
opment of Taman TeknoBSD — a 
high-tech industrial area measuring 
200 hectares. Taman TeknoBSD will 
be developed into an integrated indus- 
trial area, with laboratories, work- 
shops and the manufacturing, each in- 
dustry turning out high-tech, but 
environmentally friendly products. 
This area will be completed with 
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Taman Tekno Raya Niaga as a busi- 
ness area to support the industry with 
banking, Travel Bureau, etc. 

The industrial area is expected to 
provide many new jobs. With Taman 
TeknoBSD and the CBD at BSD, The 
developer's project that the city will be 
able to absorb 180,000 workers. 

In the larger strategic view, 
Taman TeknoBSD will become a part 
of the Technopolis with the Indonesia 
Institute of Technology (ITI) and the 
Science and Technology Research Cen- 
ter (PUSPPITEK). 


Golf lovers can enjoy their hobby 
at the Damai Indah Golf & Country 
Club. The BSD Golf Course is a top 
level course in its category, having 75 
hectares of area and 18 holes. It was 


designed by Jack Nicklaus — the leg- 
endary golf course designer and 
former world champion golfer. 

Before the construction of golf 
courses in other areas was being 
planned, the BSD Golf Course, de- 
signed by Jack Nicklaus, has been 
ready for use. 

There is opinion that golf courses 
cannot absorb water. But, according to 
research conducted by Dr. Ir. Sunyoto, 
head of the Environmental Technology 
Laboratory at Yogya-karta’s Gajah 
Mada University, simple physical en- 
gineering can make golf courses ab- 
sorb the water inundating through 
them. BSD, adopting the physical en- 
gineering system in developing its golf 
courses, created lakes for absorbing 
the water from the courses. 

The lakes can absorb all during 
the year. From the environmental 
standpoint, BSD - which is built on a 
former rubber plantation, - has in- 
creased Serpong’s water absorbing ca- 
pability, greater than when the area 
was a rubber plantation. 

With its environmentally friendly 
development system, the 
abandoned holes dug by 
collectors of sand has 
been changed into beau- 
tiful lakes and has been 
integrated into the de- 
sign of the golf courses. 

Aside the 
green looking and beau- 


from 


tiful golf courses, other 
attractive facilities in- 
clude the Club House. It 
is equipped with a fit- 
ness center and other 
sports facilities, includ- 
ing tennis courts and 
Olympic-size swimming 
pool. Meanwhile, roads 


Residential housing area in BSD. 
| Beauty andcomfortinagarden 
| setting. 
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